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EXECUTIVE SUMMARY

In response to the damages caused by Hurricane Georges, the US Agency for International Development Jamaica/Caribbean Regional Programme (USAID – Jamaica/Caribbean) established a programme entitled Hurricane Georges reconstruction and recovery in the Eastern Caribbean, targeting Antigua and Barbuda and St Kitts and Nevis. This programme has three parts, one of which, the Post-Georges Disaster Mitigation (PGDM) project, is being implemented by the Organisation of American States Unit for Sustainable Development and Environment (OAS/USDE).

The goal of the PGDM is to reduce the vulnerability of population and economic activities in St Kitts and Nevis and Antigua and Barbuda to natural hazards, through enhanced capacity for hazard mitigation. Under this broad goal are four specific objectives:

1. Develop, adopt and begin implementation of effective national hazard mitigation policies and operational plans.

2. Adopt national building codes and improve building practices.

3. Establish comprehensive national emergency shelter policies and programmes, with appropriate training for emergency and shelter managers.

4. Increase public understanding of the need and options for hazard mitigation, through public information and education programmes.

The Consultant was contracted by the OAS to undertake a review of:

· the current status of the Hurricane Resistant Home Improvement (both training and lending) that began under the CDMP in Antigua and Barbuda and the status of similar Non-Governmental Programmes in St Kitts/Nevis.

· Government sponsored housing programmes in both countries

· Options for low interest lending programmes or other mechanisms for supporting safer housing activities.

The Report is presented in four main sections:

Sections 1 and 2 deal specifically with St Kitts/Nevis and Antigua/Barbuda respectively. The sections detail the list of persons interviewed; provide a brief description of the functions of the perceived stakeholders in low income housing development in those countries, present a conclusion based on discussions held and finally make recommendations for action.

The third section is a brief overview of the Safer Housing and Retrofitting Programme in St Lucia.

The fourth section is a submission of a Project Proposal which can be adapted to suit the specific needs of St Kitts/Nevis and Antigua/Barbuda and which formed the basis for the St Lucian Project.

Sections 3 and 4 are included in Annex I of the Report.
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OVERVIEW OF EXISTING PROGRAMMES

National Bank Trust Company

This Bank is not, of itself, involved in low-income housing, as the high level of risk involved and the regulatory requirements of the East Caribbean Central Bank makes it difficult, if not impossible for the Bank to do so. The Bank, however, administers a Fund on behalf of the Government. This scheme provides financing of up to $65,000.00 to persons who earn between $800.00 - $1,000.00 per month. The Government subsidizes the purchase of up to $19,000.00 and the financing is provided in two stages. The first five years' repayments are below $450.00 per month and thereafter can rise to $650.00 per month. Interest is calculated at 8% on the reducing balance. The Bank also acts as a collection agency for the National Housing Corporation. This circumvents the perception that financing obtained from Government funds does not have to be repaid.

The monthly repayments include an amount for life and property insurance premiums. The housing loan portfolio represents less than 10% of the total portfolio of the Bank.

National Housing Corporation

This Corporation was established by the Government to provide affordable shelter to the population. The Corporation being dissatisfied with older houses built by non-Kittitian contractors currently undertakes it own construction. These are built at higher than the standards set by the National Building Board and each is examined by the Corporation’s Inspectors who attest that the construction meets the established standards.

The Corporation in the pre Hurricane Georges era provided 650 affordable homes ranging from between EC$50,000.00 to EC$100,000.00. In the post Hurricane Georges era, the Corporation has to date, constructed 475 homes ranging from EC$25,000.00 to $40,000.00. These homes are provided on the basis of need.

Given the devastation caused by hurricanes the Corporation discontinued the construction of plywood houses, though 15 have been built after Hurricane Georges. The Corporation does not intend to construct any others.

The advantage of this programme is that the homeowner does not have to face a financial institution. The homeowner an obtain either (a) mortgage of up to 30 years at the rate of 5% per annum or (b) a mortgage of up to 20 years at the rate of 6.75% per annum. The average monthly repayment approximates EC$300.00. The initial insurance premium is included in the monthly repayment. However, if the homeowner defaults the Corporation pays the premium and charges the loan account of the homeowner. Repayments on those mortgages are paid to the National Trust Bank Company.

The Corporation, in recognition that it does not cater to the truly low-income earners is in the process of developing a proposal that would build and maintain low-income communities.

Foundation for National Development of St Kitts and Nevis

This is a Non-Governmental Organisation engaged primarily in micro enterprise development through the provision of credit. The Foundation also provides business and other forms of short-term training.

The Foundation is eager to develop a low-income housing portfolio as this is part of its mandate to assist the marginalised. However, it is yet to implement such a portfolio because it has, as yet, not secured funding for this purpose. The Foundation submitted a request for such funding to the Development Bank in 1998 but is yet to receive a positive response. The Caribbean Development Bank has since indicated that funding was available for such a project by Organisations like FND through the local Development Bank. This announcement was made at a Caribbean Disaster Mitigation Project Regional Workshop on Safer Housing, held in St Kitts on 23rd and 24th September 1999.

The Foundation has been promised a grant of EC$50,000.00 and a loan of EC$100,000.00 by Barclays Bank if it can obtain additional funds from other sources. The Foundation has approached Social Security and the Government of St Kitts without success.

Development Bank of St Kitts & Nevis

The Bank was established in 1993 by the Government to act as an Agent of the Government in the development of St Kitts and Nevis. Start up funding was obtained from the National Caribbean Insurance Co. of EC one million dollars and from Social Security EC nine million dollars.

The Government identifies areas for housing construction and individuals approach the Bank for loans to purchase those.

The Bank implements a housing programme under an agreement with the Caribbean Development Bank which has provided two (2) loans totalling US$3.7 million for 25 years at 7%. However, because of the income limit established by the Caribbean Development Bank a significant number of persons are excluded from the benefits of this programme.

Those minimum income limits are as follows:





 1999

 
2000


 2001

Single Person


$34,000.00

$36,000.00

$39,000.00
Couple



$52,000.00

$54,000.00

$56,000.00

A loan cannot be granted for more than EC$85,00.00, with all loans at 11% interest, calculated on the reducing balance.

The homeowner obtains his or her own insurance, the premium of which is included in the first loan repayment. Thereafter, the homeowner is responsible for maintaining those insurance premium payments. In the case of default, the Bank pays the premium and the amount is charged to the homeowner’s loan account.

The Bank has been able to increase the availability of funds for on lending through the sale of secondary mortgages to the East Caribbean Home Mortgage Bank. However the terms and conditions of these mortgages would not allow the Bank to undertake the risk of low-income housing. Consequently, those additional funds are allocated to the upper middle and high-income earners.

The Bank’s inspectors examine all houses for compliance with the bank’s established standards, which include requirements for disaster mitigation. After Hurricane Georges the Caribbean Development Bank provided US$2 million to implement the Shelter Redevelopment Project. This Project was intended primarily for the repairs and improvement of houses damaged by Hurricane Georges. However, the conditions imposed by the Agreement make it difficult for persons to avail themselves of those funds, in particular, the security requirement for a mortgage on the property. 

As most persons do not own the land they cannot give a mortgage. To date, the Bank has disbursed ten (10) loans totalling EC$432,000.00 and is contemplating returning the funds to the Caribbean Development Bank.

The Housing loan portfolio approximates 40% of the total loan portfolio of the Bank.

The Ministry of Agriculture and Housing

The Ministry acts as the coordinator of the Government Projects and Agencies implementing the housing policies of the Government. The Ministry recognizes the plight of persons earning less than EC$20,000.00 per annum in acquiring shelter.

The Ministry has recently completed the adaptation of the OECS building code to the conditions and environment of St. Kitts and Nevis. This is an imposing document. The Ministry acknowledges its limitations in policing the construction industry to ensure that the desired standards are maintained.

The Ministry initiated, under the National Emergency Management Authority, a welfare Housing Project to replace and repair houses destroyed or damaged by the Hurricane for those persons without the means to do so for themselves.

Under this Project the Ministry donated some houses and in other instances, they were sold. The problem of land ownership again surfaced as in some circumstances the Ministry could not transfer title. This Project is approaching its end and the Ministry is contemplating another similar type Project where persons would be provided with a starter house on land less than the cost that could be obtained from the National Housing Corporation.

The St Kitts and Nevis Contractors Association

This Association is made up of approximately 35 members. A person is admitted to the Association on the recommendation of an existing member. The members, all local, are not directly involved in the construction of housing provided by Government Projects. There is some element of hazard resistant construction as determined by the specifications on the architectural drawings.

The Association is concerned that as 80% of construction materials are imported, the proposed increase in import tariffs will increase building construction costs. It was noted that two Housing Development Schemes under non-Kittitian contractors have encountered problems with designs incompatible with the environment and unfamiliarity with local conditions.

The Association acknowledges the lack of and appreciates the need for training in the construction of hazard resistant housing.

CONCLUSIONS

The Housing situation in St. Kitts and Nevis is in the main affected by availability and accessibility to land. Most of the available land in St. Kitts, in particular, was, and is, owned by large estates. The Government has acquired most of those estates, and intends to acquire the remaining estates in the future. In Nevis, the situation is different as most of the land is owned by private individuals.

The ownership of land by the Government makes private sector housing developments almost impossible and the sale of land to potential homeowners is heavily influenced by political considerations. With a current population of approximately 46,000, there does not appear to be an urgent need for land and unplanned developments are not readily apparent. However, developments in the La Guerite area, near the reservoir, suggests the nature of things to come.

Kittitians are generally a warm and friendly people, willing to engage in conversation. However, the reaction to a discussion on the ownership of land was one of suspicion and a reluctance to continue the discussion on the subject.

The second factor that affects low-income housing development in St. Kitts is the aversion for wooden houses. The construction material of choice is concrete, notwithstanding the fact that for low-income homeowners concrete structures may not be affordable.

This aversion for wooden structures particularly the T111 plywood, may be the cause of the third factor to be considered,.the lack of community or family coming together to erect a house for a friend or family member. This type of activity still occurs in Nevis but is practically non-existent in St. Kitts.

There are no formal training programmes for the construction of hazard resistant houses. The lessons taught by the experience of hurricanes in recent years have created the awareness of the need for such housing. These lessons, however, may soon be forgotten.

Thirdly is the accessibility to financing as an impediment to the low-income homeowner. Where funds are available the criteria for eligibility for access to those funds present a hurdle which most low-income earners are unable to straddle.

RECOMMENDATIONS

A
LAND

1
AVAILABILITY
Although currently the availability of land for housing purposes is not a critical issue, the additional land being made available by the closure of the Sugar Industry may contribute to the incidence of unplanned developments. The Government should move quickly, if it has not already done so to plan the use of those lands.

Land should be sold to the private sector to be developed as housing estates for the middle to upper income earners.

Government should retain the responsibility for providing housing for low-income earners and provide either land or house and land for those persons.

2
DISTRIBUTION
A system, with minimum political partisanship influence, should be established to “sell” land or house and land to potential buyers. This system should be fair, transparent and equitable. 

3
OWNERSHIP
The Government should undertake a Land Registration Titling Project with the ultimate objective of resolving problems with claims to property and giving Title thereon.

B
FINANCE

1
AVAILABILITY
Funds for the construction of affordable houses are readily available. The availability of funds for low-income earners is not discernible within the system. There are no funds that can be identified as specific to low-income earners or other persons with irregular incomes or whose incomes are not easily verifiable.

The Government should source funds specifically for that purpose either internally and or externally by way of grant or loan.

2
ACCESSIBILITY
The formal Banking System, for a number of reasons, is not suited for providing finance to purchase low-income housing. Most of the funds provided to date deny access to low-income earners.

The Foundation for National Development should be used as the institution that administers a fund established to provide financing to those low-income earners wishing to purchase houses.

Those financing agreements should be cognisant of and sensitive to the high risk of lending to and the peculiarities of that sector and should help rather than hinder access to those funds. Refer to the Revolving Loan approach of NRDF – St Lucia (Annex I).

3
INSURANCE
Whereas insurance coverage on the property to be acquired is a precondition for obtaining a mortgage, this may prove difficult for low-income earners in particular as it relates to Chattel houses.

It is recommended that Group Insurance be obtained to cover all such properties. Refer to the Group Insurance Scheme of NRDF – St Lucia (Annex I).

C
CONSTRUCTION

1
MATERIAL
The material of choice is concrete, with a distinct aversion to wood. This aversion could be as a result of experiences with hurricanes.

It is recommended that a study be undertaken to verify this conclusion and to determine the material of choice of low-income earners. This study should also attempt to discover the attitude of low-income earners towards the ownership of property.

2 COSTS
Approximately 80% of construction materials are imported. The proposed increase in tariffs will increase even further, the current building costs making it even more difficult for a low-income earner to acquire shelter.

The Government should consider not increasing the tariffs on basic building materials and provide other incentives for the ownership and construction of hazard resistant housing for low-income earners.

D
TRAINING

1
HAZARD RESISTANCE

As a result of experiences with hurricanes there is a strong and readily apparent sensitivity of the need for hazard resistant housing.

This should be translated into formal training programmes designed to:

a)
Sustain public awareness and sensitivity,

b)
Provide the artisans with the techniques of hazard resistant construction

These programmes should be undertaken by the Foundation for National Development as part of its low-income housing programme.

2
BUILDING CODE

The recently produced Building Code is an imposing document. The “Building Guidelines” are more user friendly are currently distributed with the Building Code. It should made available to both public and private sectors separately from the code.

E
INCOME GAP

There is a category of workers not catered for in the system. This includes, but is not limited to, industrial estate workers, casual labourers, maids, and those other persons whose incomes are not readily verifiable. As safe shelter is a basic human need it is imperative that opportunities for acquiring such shelter be made available to those persons in a planned and organized manner so as to avoid unplanned and disordered developments which would contribute to other social and economic problems.
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OVERVIEW OF EXISTING PROGRAMMES

State Insurance Corporation

The Corporation provides insurance cover on dwelling houses. These houses must be constructed to Development Control Authority and established architectural standards. These standards must include hazards resistant techniques and are assessed by the risk inspectors employed by the Corporation. The Corporation does not provide loans.

National Development Foundation of Antigua & Barbuda

The Foundation is the only institution focused on providing loans for the acquisition of homes for low-income earners. There is a demand for the facility provided by the Foundation but because of the shortage of available funds the Foundation is limited by that circumstance rather than by design. The Foundation’s housing portfolio was initiated with a loan of EC$53,000.00 from the Co-operative Housing Foundation and a recent application to the Caribbean Development Banking is pending.

With support from the Unit of Sustainable Development and Environment of the Organization of American States, the Foundation produced “A Manual for the Construction of Hurricane Resistant Homes in Antigua and Barbuda”, although there has been no formal training, this manual is used by the Project Officer of the Foundation as a standard in the inspection of hazard resistant techniques used in homes built with loans from the Foundation. Hazard resistant techniques were introduced through a donation of hurricane clamps that was made to the Foundation.

The Foundation has now limited its resources to retrofitting and repairs of houses as it is unable to provide funds for the construction of new houses. The Foundation recognises the constraints to the building of new houses by low-income earners as follows:

· Land ownership

· High risk of lending

· Cost of construction

· Short term lending

The high risk of lending is reflected in the interest rate charged on housing loans. This is arrived at by adjusting the commercial price rate to include the perceived level of risk which result in an interest rate of 30% being charged to the client. All houses within the Housing Loan Portfolio are insured under a Group Insurance Policy. However a recent increase of 60% on premiums is of concern to the Foundation.

National Office of Disaster Services

This is an Agency of the Government of Antigua and Barbuda that collaborates with the National Relief Committee in the distribution of relief after natural disasters. The National Relief Committee was established by the Cabinet after Hurricane Hugo in 1989. It comprises the Permanent Secretary in the Ministry of Labour, Home Affairs and Social Improvement as Chairman, the Red Cross, the Christian Council and the Salvation Army.

The primary function of this Committee is the distribution of relief based on information provided by the National Office of Disaster Services (NODS).

After Hurricane Georges, the NODS discovered that there were a significant number of low-income persons who were without the means to reconstruct their damaged homes. The NODS then established a team of persons trained in hazard resistant construction techniques to build, repair and retrofit damaged houses.

Thirty-two 20’ x 24’ 2-bedroom new wooden houses have been built costing from between EC$25,000 and $30,000. Two more houses are expected to be built before the Project ends in September.

The houses are allotted, based on an assessment made by the NODS which is conveyed to Relief Committee which makes the final decision.

This assessment is based on:

· Income level

· Employment History

· Age

· Physical/Mental Disability

· Size of family

· Marital status

· Living conditions

· Detailed interview

As those houses are not insured, the homeowner is encouraged to obtain his own insurance cover. Persons whose damaged homes were previously insured do not qualify to benefit from this Project.

The NODS has recognized its incapacity to satisfy the demand for its services and in effort to prolong its contribution to low-income housing is considering that for these persons whose life situation changes and acquire the ability to do so, they should contribute to the cost of the house originally given to them.

The NODS also initiated a habitat type programme, where the NODS provides the materials and the homeowners the labour to construct a house. However, despite fund raising efforts this initiative has come to a halt because of a shortage of funds.

Antigua-Barbuda Investment Bank Ltd

The Bank provides financing for the purchase or construction of houses. In assessing each loan application, the Bank demands an Engineer’s Evaluation Report, Builder's estimate of the cost of construction and an Engineer’s Inspection Report on the finished building. These reports reflect the Bank’s requirements for the construction of hazard-resistant housing. 

The Bank provides mortgages for up to 20 years for concrete houses, 15 years for wooden houses and 10 years for plywood houses. In all cases there must be clear title of ownership to land. This excludes low-income earners. The Bank acknowledges that some building contractors do not always adhere to the expected standards and through experience has separated those who adhere to the standards and those who do not. However the Bank’s staff assesses the hazard resistant techniques applied in the construction of all houses costing between EC$25,000 and $75,000.00.

Whereas wind resistant techniques are generally well applied in construction, the Bank experienced, as a consequence of Hurricane Lenny, that flood resistant techniques left much to be desired as much damage was caused by houses floating off their foundations.

National Mortgage & Trust Co Ltd

This Company, owned by the Government and other Government Agencies, builds and sells houses to mainly middle-income earners. The Company provides those persons with mortgages of up to 30 years with the insurance premium included in the monthly loan repayment.

The Company has built and sold approximately 113, two bedroom, 640 sq. ft houses in the last six years at a cost EC$114,000.00. Given the experience of Hurricane Georges, which damaged some of those houses improperly constructed due to the dishonesty of the contractor, the Company engages external inspectors to monitor and certify that disaster resistant construction techniques are applied and that the houses satisfy the Building Code Standards.

The Company recognizes the need to reduce the cost of building thus making safe shelter available to many more persons and considers doing so by introducing new concepts and technology in the construction industry. The Company in collaboration with Royal Homes of Canada is working towards the construction of a starter home for EC$90,000.00.

The Company is also exploring the possibility of the “Quad” and “Town House” concepts of building all in the effort to address the needs for safe shelter for low-income earners.

Ministry of Public Works

The Ministry has undertaken to construct four Low-income Housing Development Projects, two of which are currently in progress. Those houses are constructed using hazard resistant techniques and are fairly certain to withstand a hurricane. The Ministry is concerned and aware that immediately after a disaster, with the imperative for safe shelter in as quick a time as possible, that proper techniques will not be adhered to and that there are insufficient numbers of inspectors to ensure that the established standards are maintained. The Ministry works in close association with the Development Control Authority in the establishment and maintenance of Building Standards in accordance with the Building Code.

Training in hazard resistant construction techniques is conducted through an apprenticeships Program of the Ministry. It was intended that after that period the apprentices would gravitate towards the private sector and find opportunities to apply the skills acquired, and would then be replaced by a new batch of apprentices. The original apprentices are now permanently employed by the Ministry applying hazard resistant techniques in the construction of schools and other Public Buildings. Training has been provided through other Government Agencies and Mr. Tony Gibbs of Barbados has provided some training in hazard resistant construction techniques.

Unplanned developments, squatting, have become a problem, which the Ministry now faces and needs to address.

The Development Control Authority

The Authority is the arm of the Government which approves application for the construction of buildings including low-income houses.

The Authority has a corps of Inspectors that have been provided with training on hazard resistant construction techniques and standards with assistance from the Organization of American States. This training was provided after Hurricane Georges. The Authority recognises the need for the training of engineers and building contractors and again with assistance from the OAS organised another training exercise in hazard resistant construction techniques. Unfortunately the engineers and building contractors did not attend and the workshop was aborted.

The Authority has been guided by the Caribbean Uniform Building Code and the OECS Building Code. Having recognized the limitations of each of those Codes, the Authority with assistance from USAID and the OAS contracted a firm of Consulting Engineers who prepared the Antigua and Barbuda Building Code. The essential elements of this code have been condensed into a “Handbook” for practical purposes and easy reference.

The Authority recognizes that the mushrooming numbers of Building Contractors makes it more difficult to maintain and assess standards, which underscore the need for regular and formal training.

Central Housing and Planning Authority

The Authority is the Agency that focuses on providing assistance to low-income earners in acquiring safe shelter.

The Authority was established in 1950 and

· Sells land for residential purposes

· Develops housing estates for resale

· Provides funds for the repair extension and building of houses to individuals

· Purchases land from the Government

The Authority works in close association with the Development Control Authority and the National Office of Disaster Services to ensure that the houses which it finances are constructed to the required disaster resistant standards and that assistance is provided to those persons most in need. The Authority has constructed approximately 1000 houses since it was established. The Authority experiences difficulty in receiving payments as the perception of the Authority as being “Government” makes the persons who benefit less willing and inclined to repay their debt.

Persons who benefit from the services provided by the Authority are not required to make lump sum deposits, but are contracted to repay a fixed sum per month. This monthly repayment includes a provision for insurance. All such persons are insured by a Group Insurance Policy.

The Authority promotes and contributes to training in hazard resistant housing construction techniques by providing on the job experience to students of the National Training Centre.

Benjamin Woodworking Shop

All persons interviewed advised that a review of low-income housing in Antigua cannot be completed without consulting Mr. Benjamin. Mr. Benjamin started his career as a Carpenter/Joiner and has over the years developed into a successful entrepreneur by providing houses to low-income earners. Mr. Benjamin “manufactures” those houses in his “factory” and transports the complete house by trailer to the site. Those houses range from a one bedroom 16’x18’ to a three bedroom 20’x36’, made from T111 plywood, ranging from EC$23,500 to EC$76,500. Those houses are complete.

Given the damages suffered as a result of hurricanes. Mr Benjamin has on his own initiative and to the best of his ability endeavoured to introduce hazard resistant technique in the construction of his product.

A cursory examination of those techniques reveals that Mr. Benjamin requires some assistance to improve that feature of the product. Mr. Benjamin readily agrees and indicates that he has attempted to obtain that and other forms of assistance without any success. 

The houses are generally well constructed and attractive and there is a demand which indicates that the market is satisfied with the product. 

Henderson’s Limited 

This Company which fabricates metal accessories used in building construction also produces Antech homes. These steel framed houses, with wooden exterior and sheet rock interior walls utilize hurricane resistant building technologies. These houses range from a one-bedroom 16’ x 22’ studio to three-bedroom, two-bathroom 24’ x 40’ house costing from EC$49,900.00 to EC$151,600.00. Those are built on site. Those are attractive to persons in the lower/middle income bracket.

CONCLUSIONS

The housing situation in Antigua is affected not so much by the availability but by accessibility to land. Most of the available land is owned by the Government and to a lesser extent by one “family”. Though the low-income earner is unable to purchase land, there are possibilities of renting “house spots.” The Government makes land available for sale. There is the perception however, that without political connections, as in the “Land for Youth Project,” the effort to acquire such land is an exercise in futility, resulting in a lack of aggression in the effort to own land, especially among low-income earners. This predicament will, and is, leading to the increase in squatting. There is a great demand for safe and affordable shelter as evidenced by the new building systems being introduced. Wooden houses, though, remain popular. 

The experiences of Hurricanes Marilyn, Georges, Luis, Hugo, José, Debbie and Lenny are still fresh in the minds of many resulting in a heightened awareness of the need for disaster resistant construction techniques, adherence to an appropriate Building Code and Standard and a recognition of the need for proper training.

The only recognisable form of training is that provided by Antigua Masonry Products Ltd, which focuses on the methods of mixing concrete to achieve the required PSI. There are suggestions of on-the-job training but this cannot be relied upon. Two training manuals have been produced in Antigua/Barbuda:

· A Manual for the Construction of Hurricane Resistant Homes in Antigua and Barbuda by the National Development Foundation of Antigua and Barbuda; and

· Build It Strong – Training Manual by the Government of Antigua and Barbuda.

There are a number of financial institutions which finance the acquisition of houses for the middle and upper income earners. The traditional financial institutions find it difficult to cater to the needs of the low-income earners and to those persons whose incomes are not regular or easily verifiable.

Even the National Development Foundation, whose mandate is to provide such services, finds it difficult to do so. Though the funds are available, it is the access to those funds that creates the difficulty.

RECOMMENDATIONS

A
LAND

1
AVAILABILITY

The increasing incidence of squatting suggests that the demand for land exceeds the Government’s ability to make land available especially for low-income earners.

As Government is the largest landowner, it should make land available in a planned and ordered manner to the private sector for the development of affordable shelter. 

The Government should retain the responsibility for providing land to house low-income earners.

2
DISTRIBUTION
A system with minimum political influence should be established for the “selling” of land. The “Land for Youth” programme is a good idea. However the perception of political partisanship influence in the allocation of lands reduces the number of persons who would otherwise participate in the programme.

B
FINANCE

1
AVAILABILITY
For the middle and upper income earners the availability of funds for the acquisition of houses does not pose a problem. The availability of funds for low-income earners within the formal banking system is not readily identifiable. The financing arrangements of the Central Housing and Planning Authority does provide to some extent the facility for low-income earners to acquire safe shelter.

It was suggested that the finance for low-income earners comes from family members overseas or more commonly from the “Box”.

The “Box” operates similarly to the “Sou Sou” as a form of saving.

2
ACCESSIBILITY

The Financial Institutions, including the National Development Foundation, shy away from lending to the low-income earner because of the high level of risk.

Donor Agencies and other Financial Institutions should recognize safe shelter as a basic human need and accept that social responsibility by becoming a partner in a fund established for that purpose. This fund should be cognisant of the high level of risk and sensitive to the peculiarities of lending to the low-income sector. This fund should be administered by the National Development Foundation.

3
INSURANCE

There is no particular problem with obtaining insurance coverage for the low-income earner who acquires shelter from an agency or institution.

However, as reported by the NDF, the premium rates have been increased by 60%.

The Agencies and Institutions engaged in lending to low-income earners should pool their portfolio under one Group Insurance Housing Plan so as to benefit from lower premiums for their clients. This would even be extended to all other Agencies/Institutions in the OECS providing loans to low-income earners for the acquisition of safe shelters.

C
CONSTRUCTION

1
MATERIAL

Wooden, plywood houses, are very popular. Alternative building systems, all geared towards reducing costs, are being introduced.

Benjamin’s Woodworking products are popular and affordable.

Technical assistance should be provided to Mr. Benjamin to increase the hazard resistance capabilities of his wooden houses and to even introduce him to new materials.

2
COSTS

As the cost of materials used in construction escalates, it becomes more difficult for the Agencies to construct houses within the reach of low-income earners. Both CHAPA and the National Mortgage Trust Company are exploring using new technology and building systems and concepts to reduce costs.

The Government should encourage the acquisition of safe shelter by providing land and other incentives to private developers to invest in housing development.

D
TRAINING

1
HAZARD RESISTANCE

Other than the training provided by Antigua Masonry Products Ltd., there is no other formal training in hazard resistance construction.

This training should be incorporated in the curriculum of the Technical and Vocational Schools.

The National Development Foundation should be contracted to organize formal training workshops for contractors, builders and other artisans, centred around the two manuals that have been produced.

There should also be public awareness programmes on hazard resistant construction and disaster mitigation techniques.

2
BUILDING CODE

The Building Code has been condensed into a useable “Building Guidelines”. These guidelines should also be used in the training, and the public made aware of its existence and encouraged to become familiar with its contents.

E
INCOME GAP

There are number of persons not catered for in the system. As safe shelter is a basic human need, provision should be made to accommodate those persons so as to avoid other social problems.

ANNEX 1

ST LUCIA

Background

In July 1994, the Directors of the National Research and Development Foundation approved the establishment of a revolving loan facility for financing of Retrofitting and Safer Housing Projects for St Lucian homeowners in the low-income sector.

The primary goal of this facility was to better enable homeowners, small entrepreneurs, contractors, artisans and non-professional builders to adopt appropriate and cost effective disaster vulnerability reduction measures in the informal housing sector.

The funds were intended to be used for:

· retrofitting/safeguarding existing structures against storms and hurricanes;

· renovating existing structures,

· extending existing structures to better accommodate basic family needs (eg toilet, bath, kitchen, bedroom) not exceeding 400 square feet;

· purchasing existing structures not exceeding 400 square feet;

· building new structures not exceeding 400 square feet;

In each approved case, the building would be retrofitted. Loans would be granted to a maximum of EC$15,000.00 per project for not more than four years.

The following minimum eligibility criteria would apply:

· real need of the family

· credit rating of the applicant

· ownership of the structure

· ownership of other tangible assets to be encumbered

· family capability to repay within 48 months

· employment status and real asset worth of the applicant

· family debt ratio under 40%

· availability of funds at NRDF

The Directors agreed to enter into collaborative arrangements with local, regional and international institutions and agencies in order to mobilise technical, financial and other resources for the support of the Programme.

The Foundation accepted the invitation from the Organisation of American States to participate in the Retrofitting and Safer Housing Programme in conjunction and collaboration with the Co-operative Housing Foundation (CHF) and Caritas Antilles Ltd.

After much discussion and debate, the Foundation, in April 1995, decided to withdraw from the CHF funded project since it did not consider the CHF terms and conditions amenable to the interests of its clientele or in keeping with its credibility and, in particular, the self-sustaining priorities of the Foundation.

The Foundation agreed to continue its own Programme which would include a retrofitting component, in keeping with the specific vulnerability reduction standards of the Caribbean Disaster Mitigation Project, and close collaboration in information sharing, marketing, staff training with Caritas and the OAS for the furtherance of the objectives of the CHF Programme.

Marketing

The marketing of the Programme commenced with a household survey of the two pilot communities of Gros Islet and Dennery. This was followed up with an extensive market study which illustrated through visits by Project and Senior Project Officers the extent and nature of demand and finance required for both hurricane retrofit and household safety and improvement purposes. It was this exercise that provided the information which led to the decision of the Foundation to withdraw from the CHF funded programme.

Community meetings, radio and television talk programmes, press releases, church notices as well as contact with Community Leaders also assisted this process. The Foundation actively marketed the programme to other financial institutions and insurance companies and featured the handing over ceremony of the first house on the cover of its 12th Annual Report. Five hundred copies of this Report were printed and circulated. The event—the handing over ceremony at which the Minister of Housing was present—received considerable publicity in the media.

Training

The other major preparatory activity was the training of a pool of tradesmen and artisans to support the project. The Foundation obtained the assistance of the Sir Arthur Lewis Community College in providing two tutors to carry out practical training in retrofitting techniques. Specific topics covered were –

· the installation of roof ties, hurricane clamps and framing anchors

· construction techniques for floors, walls and roofs

· safety procedures

The Foundation’s Project Officers, as well as the Caritas Project Officer, were trained in the process.

The workshop methodology included:

· discussion on the Safer Housing Programme

· lectures and discussions on the content of the Retrofitting Handbook

· Review and discussion of retrofitting techniques as shown on a video

· The practical application of the retrofitting techniques to one or two structures

Funds for the training was provided by the OAS. Additional funding for the production of the Handbook was also sourced from the OAS with the shortfall being obtained from the local private sector. The training programme was co-ordinated by the Foundation under contract to the OAS. A total of ten training sessions rather than the seven, stipulated by the Contract were held, with one hundred and thirteen artisans being trained. The effect of the publicity given to the training generated much public interest in the housing loan programme of the Foundation.

Below is a comparison of Actual versus Budgeted costs with regard to the training –


ACTUAL
BUDGET


US$
EC$
US$
EC$

Facilitators’ Fees
4,360
11,550
2,640
7,000

Travel
1,745
4,624
566
1,500

Materials/Transport 
1,520
4,024
750
2,000

Lunches/Refreshments
1,515
4,015
1,320
3.500

Advertising Publicity
950
2,518
750
2,000

Co-ordination
4,150
11,000
2,830
7,000

Certificates
400
1,050
750
2,000

TOTAL
14,640
38,785
9,606
25,0000

NOTE
10 rather than 7 budgeted for workshops were held.

Financing

The Foundation then undertook to obtain the financial support of other partners in order to meet the demand for this facility. Contributions to the original “seed” funds were as follows: 

Grants


CUSO

US$12,000



EC$ 22,667


OAS

US$5,000



EC$ 13,854



TOTAL GRANT


EC$ 36,253

Loans


National Insurance Scheme 
EC$ 150,000


St Lucia Co-operative Bank 
50,000


National Commercial Bank 
 50,000

TOTAL LOAN 
EC$ 250,000


OWN FUNDS 
EC$ 150,000


TOTAL SEED FUNDS 
EC$ 436,253

The Foundation has subsequently borrowed 


National Insurance Scheme
EC$1,500,000


Caribbean Development Bank/


St Lucia Development Bank
 270,000

TOTAL
EC$1,770,000



===========


TOTAL INVESTMENT
EC$2,242,506

Insurance

The Foundation was able, through a local insurance broker, to obtain Group Insurance at very reasonable rates for those persons benefiting from the Housing Programme of the Foundation, on condition that all properties be retrofitted. The Project Officers of the Foundation were trained by the Insurer in property evaluations. These evaluations, upon which the premium is based, are accepted by the Insurer.

In cases where the insured is unable to meet the first year’s insurance premium, this is paid for by the Foundation and added to the amount borrowed. The Insurance Company informs the Foundation when the renewal premium becomes due and the Foundation then advises the client to pay and where this is not possible pays the premium and charges the client’s loan account.

The recent increase of 60% in premiums is a cause of concern to the Foundation.

Performance

The Safer Housing and Retrofitting Portfolio has been the best performing loan portfolio of the Foundation. The Policy governing the management of the portfolio has been reviewed on two occasions to respond to the needs of the clients and to the availability, or lack thereof, of funding. The current significant decrease in the recovery rate is cause for serious concern and of contemplation of another review of the policies governing this portfolio in light of the decreasing recovery rates.

The following illustrates performance to March 2001 – 

Purpose
# of Loans
Value – EC$
Avg Loan Size – EC$

Repairs & Maintenance
50
395,189.98
7,903.80

Extensions
62
615,979.07
9,935.15

New Structures
79
932,468.80
11,803.40

Purchases
10
93,616.32
9,361.63

Relocations
3
16,670.12
5,556.71

Total Disbursed
204
2,053,924.29
10,068.26

Total Approved
236
2,344,557.69
9,934.57

Recovery Rates 

1996


146.5%

1997


92.58%

1998


51.665

1999


33.00%

2000


58.08%

March 2001 

41.0% 

The recovery rate is calculated as follows:

Amount Collected

Total amount due to be collected

The decreasing recovery rates resulted from –

· a downturn in the macro economic environment

· staff changes

· the breakdown of the computerised Management Information System

To date, staff has been stabilised and the Management Information System, though still faulty, has been significantly improved. Despite the problems in the macro economic environment, it is anticipated that the recovery rates will continue to increase.

The Foundation was engaged in another housing project in collaboration with the French Mission. The intent of the Project was to restore and retain the architectural heritage of the Village of Anse La Raye in St Lucia. In spite of the initial interest and enthusiasm manifested by the Villagers in the survey stage, the Project was abandoned because of the lack of interest displayed in the implementation stage.

The Foundation has been invited by the Government of St Lucia to participate in a Low-income Housing Development Project funded by the Caribbean Development Bank but because of the current crisis with recovery rates generally and the experience with other Government funded Programmes the Foundation will be extremely cautious in accessing those funds, if at all.

COUNTRY PROJECT PROPOSAL

Note: This Project Proposal formed the basis for the St Lucian Project and can be adapted to suit the specific needs of St Kitts/Nevis and Antigua/Barbuda.

TITLE:
RETROFITTING SAFER HOUSING PROJECT

I
BACKGROUND
Natural disasters, which include Hurricanes and Tropical Storms, flooding, seismic and volcanic activity, periodically wreak havoc in the Caribbean creating conditions of disaster among the general population and destroying infrastructure. Though natural hazards affect all economic and social sectors those most affected by those disasters are in the low to middle income bracket.

The ravages caused by Hurricanes over the past decade has underscored the need for disaster preparedness and mitigation in the small states of the Caribbean particularly as it affects housing in the low to middle income sector.

II
GOAL
Disaster mitigation through safer construction awareness, methods and practices as well as through strengthening of existing properties, especially low-income properties.

III
OBJECTIVES:

The Safer Housing Project will -

· Broaden community and national awareness and appreciation of appropriate and cost effective measures to reduce vulnerability of housing structures.

· Expand the knowledge and skills base among community-based/uncertified builders, tradesmen, apprentices and students, in retrofitting and safer construction techniques.

· Establish public and private sector investment and policy mechanisms

· Increase householders’, especially low and middle-income families', access to credit for reducing natural hazard vulnerability in existing and planned communities.

IV
JUSTIFICATION

The rationale for this project resides in the perennial exposure of the Caribbean Islands to hurricanes, storms, floods, landslides, etc with attendant catastrophes experienced in its fragile banana and tourism industries as well as its housing stock.

The irrelevance of existing building codes to the competency of local builders and house owners and the general tendency of under-enforcement of such regulations heavily expose house-owners and other customers to the dangers of poorly constructed properties.

Hurricanes David (1979) and particularly Allen (1980) inflicted widespread damage in St. Lucia. The disastrous consequences of Gilbert (1988) in Jamaica and Hugo (1989) in the Leeward Islands and the USA have been widely publicized by the mass media and by agencies concerned with disaster preparedness and mitigation. A deepening of this awareness through education and training is timely.

Insurance Companies, reeling from the heavy claims experienced during the past 15 years and under pressure from reinsurers, do not provide policy-cover to small, wooden properties. Commercial and Development Banks as well as most Mortgage Finance Institutions deem most low-income locations and structures as poor lending risks, as a result.

The vulnerability of low-income households, the majority headed by women, is multiplied in terms of public health, employment and education. In the event of new disasters, the loss of lives and property affecting the poor will be greater for the unprotected.

The Project therefore seeks to establish a first line of defence for low-income families against such direct losses. It will also improve the physical quality of the housing stock especially at the community and village levels.

The growing incidence of disruption and fall-offs in production and productivity levels affecting especially the hospitality, manufacturing, agricultural and public sectors caused by localised or national housing crises is also notable. Organised upgrading of housing standards across all income bands will significantly improve the health, well-being and self–confidence of the labour force.

V
STRATEGIES:

The Project approach will constitute in sum:

a)
Establishment of the PROJECT ORGANIZATION to spearhead, finance, oversee, execute, promote and monitor the project.

b)
Conduct of a FEASIBILITY STUDY to ensure viability and acceptance among all interest groups.

c)
SELECTION OF one or two TARGET COMMUNITIES for concentrated implementation of housing upgrades including retrofitting.

d)
Design, development and execution of community awareness programmes at National and target community levels.

e) Development of minimum standards for materials and construction methods, so that the structures will resist the impact of a hurricane Class II.

f) Identification of Construction Engineering Expertise and materials for the design and production of Training manuals and Videos. This would enable educational and training institutions to incorporate disaster resistant methodologies and practices in their curricula.

g) Mobilization of local builders and tradesmen as well as students and apprentices for training seminars and workshops in safer construction and disaster resistant practices. Such training will improve attitudes, expand the knowledge and skills base, and increase commitment among informal builders and tradesmen/artisans to goals of the PROJECT.

h) Facilitating greater access by more low-income families to credit facilities to upgrade their housing safety and resistance. The establishment of a Revolving Credit Scheme in an appropriate institution will complement the training and mobilization strategies and seek to remove current discrimination against grassroots housing in the financial sector. Such financing will also ensure improved quality of the assets taken as Security.

i) POLICY DEVELOPMENT AND POLICY ADVOCACY - The Project will research and identify amendments or revisions to existing codes, policies, regulations and legislation in order to improve the policy and legislative environment for the mitigation of disasters affecting the housing stock, especially low-income properties.

VI
IMPLEMENTATION

I)
Project Initiation
This initial phase will consist of:

a)
The review of existing community and sectoral studies related to low-income housing.

b)
Study and Proposal of target communities

c) A Credit Survey of attitudes, policies and available facilities for financing safe construction and retrofitting among established and informal financial institutions

d) Develop project budget

2)
Social Marketing
Subject to additional data-gathering and consultation, the Project will cover the following:

a) Research and establish, the extent of community needs and interest in the Project’s goals and purpose.

b) Analyse the patterns of land and house tenure, employment, and socialization.

c) Utilize established and popular media for the appropriate awareness-building eg. Church, theatre.

d) Target Audiences - For the National awareness programme, householders, entrepreneurs and organizations;

-
Occupants and Owners of all structures (including business and public buildings) in the selected communities.

-
At the policy making and project oversight levels, Disaster Mitigation Agencies, the Ministry of Planning, the Ministry of Community Development, and Financial Institutions, National Disaster Office.

e) Avoid raising unrealistic expectations by limiting information to intended target groups: match Project Marketing to expectations, therefore.

f) The prospect of inexpensive upgrades and major cost-savings should be central to messages.

3
Delivery Systems
The mechanisms and processes for delivery of project outputs should be goal-focused to ensure the result of producing a specified number of upgraded community-based low- income houses and other structure.

Project Management should therefore ensure effectiveness and efficiency by:

-
taking an inventory of construction-related skills, tools, equipment and facilities in the target communities.

-
minimize overhead costs (eg. Transport, storage)

-
maximize use of local expertise (eg. Builders, artisans)

-
optimize use of existing facilities (eg. Training rooms)

-
encourage and train families to do it yourself, subject to minimum standards

-
regular inspection and certification of buildings assisted

-
checklists of work completed, work to be done and general recommendations.

· disclaimer of liability for defects, damage

· ensuring that builders and homeowners are familiar with the minimum standards for materials and safe construction.

4
Funding
The Project Budget will reflect detailed costing of the Programme Credit Employment, and Overhead components.

At the National level the team will seek to leverage Social Security, Development Bank, and Financial Sector liquidity in general to match donor funds, Building Supplies and Insurance Companies will also be encouraged to contribute, whether by direct subsidies, discounts, free transportation etc.

Government support for the Project through concessions and direct inputs will also be sought.

The Project Team will explore creative funding, mechanisms to support project activities while protecting investors’ interest.

5
Evaluation/Monitoring
Evaluation will be done on a joint basis. The local project team will administer the evaluation in collaboration with the donor agencies. The evaluation will not only focus on outputs; other qualitative diversions – community responses/attitudes, disaster preparedness awareness, strengthening or marginalized social groups etc.

The monitoring of the project will be undertaking by the Project Organisation. The project team will establish an agreeable control system with specific standards for both the Training and Credit components of the project

