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Table - 1
Evaluation of Project Designing

Designing Evaluation Camments
component
Kota Ghaziabad Kota (Keshopura S/S VI & VII) Ghaziabad (Vijai Nagar S/S)
i 2. i 4. 5

Scope of the Good Good Almost one third of the city's population Ghaziabad has a tremendous demand for low

S/S project does mot have a reasonable access to social, income/low cost housing. Not only the 15%
community and utility infrastructure as also slum population of the city but also a lot
the shelter structure and tenurial status. of people from core-city areas and Delhi's

housing backlog require reasonable housing
facilities.

Scale Poor Poor Options offered under S/S do not take into Here too the options offered are placed in
account the existing housing backlog. 1In a mismatch with effective demand in
numerical terms supply is much less than negative terms.
effective demand.

Location Poor Good Sites selected are significantly far from A majority of allottees either belong to
the core city as well as industrial belt; the slum previously located on the same site
being open from three sides and facing an or nearby areas; the city centre is locat-
urban village from the fourth - the sites ed at a walking distance, this site has a
do mot offer much security. strong potential as a low income neigh-

bourhood as it is surrounded by settle-
ments comprising the poorer and weaker
sections of society.

User oconsul-  Poor Mixed No demand survey was carried out in arder

tation

to identify the actual priorities that the
implicit target groups have.

Despite having no demand survey, the pro-
jects have a strong element of formation
of homogeneous user group through on-the-
spot registrations and verification of
people living in slums and squatters. This
has resulted in a powerful pressure group
to deal effectively with common causes.

Contdevmcs
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4.

w.

Plot options

On—plot
provision

Land use
distribution

Water supply

Circulation

Poor

Good

Poor

Mixed

Poor

Good

Mixed

Good

Mixed

Good

Options vary from 38 sg.m.to 60 sq.m. size.
Taking into account the heavy pressure on
land, the higher income groups may reduce
their demand and switch over to so-called

S/S option as has happened in most of our
Cities.

On-plot provisions proposed are subject to
affordability and to being within the HUDCO
guidelines and limits.
made are two water taps, foundation up to
plinth, one W.C. and 1 metre high enclosure
of walls over W.C.

Land use proportions are quite high for
residential and circulation thus inviting
the attention of higher income groups to
capture these options through pirate
housing market.

It would have been better to have user
consultation at predesigning stage in order
to know appropriate priority as per afford-
ability in wider context, e.g. include in-
stallation charges in the plot-price.

Standards adopted for circulation are
quite high and do not remain positive for
the formation of low cost/low income in-
cremental housing. This also keeps the
project cost at a higher level.

The provisions to be

Options vary from 23 sg.m. to 39 sq.m.size.
Unlike Kota these standards are substant-
ially reduced and are well able to keep
the attraction of better off groups away
fram this site.

Provisions proposed here do mot include 1
metre high enclosure of walls over W.C.
This is because of the high construction
and land development cost and the binding
to be within HUDCO limits. Kota project
was taken up earlier in 1981 as compared to
the Ghaziabad one in 1983-84.

Proportionately less land use for resi-

ential purposes accomodates a density sig-
nificantly higher than in Kota.
proportion earmarked for infrastructure is
at a higher level, the standards for it are
reasonably low and favourable for low income
and low cost housing.

mmnmmpmocmmﬁoonmcwwmﬁwoscmm:mmmmm
as in Kota. Bt

Standards adopted here are reasonably low
and positive for low income neighbourhood.
This also provides economy for the sponsors
(GDA) and subsequently the users.

Contd...
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4.

5.

Waste Mixed

disposal

Electricity & moom
street lighting

Education Mixed
Health/ Poor
Medical

Camercial Mixed
Camunity Poor
centres

Open spaces Mixed

& greenery

Mixed

The system proposed is good. But it would
have been better to consult the city
government right from the predesigning
stage. Ultimately the city government is
supposed to maintain and absorb the system.

The system and standards proposed here are
quite good provided the problems related
to irregular electric supply are tackled.

Provision for primary education is made
but secondary schooling is neglected.

There is no provision for any Health Clinic
or Primary Health Centre.

Only two shopping centres comprising 28
shops are proposed.

No community centre is proposed for a
settlement expected to have around 6000
population.

Provision for a playground and green verge
is lacking. However 11 parks are proposed.

Here too, despite a good system, consul-
tation with city government was lacking.

As usually happens it may lead to a set of
operational problems before and after
handing over the system to city government.

Here too the only problem remaining is
the irregular supply.

Provisions are made for both primary and
secondary education.

There is a provision for one Health Clinic
and one Medical Dispensary.

Six shopping centres comprising 42 shops,
20 kiosks, two dairy shops and one bank
are proposed.

Two community centres are proposed.

In addition to 29 parks, a playground and
green verge from all the four sides have
been proposed.




Table - 2
Evaluation of Project Organisation

Organisation Evaluation QOMMENTS
Camponent
Kota Ghaziabad Kota (Keshopura S/S VI & VII) Ghaziabad (Vijai Nagar S/S)
L 2 3. 4, 5s
Preparation Poor Good Neither a demand survey nor an evaluation Registration of dwellers who have squatted
& initiation of a similar case was conducted in order on public land provided a genuine demand and
to identify actual priorities and precau- potential for low income housing support.
tion while framing the proposals. This also resulted in proper access to the
implicit target group. Being a pilot pro-
ject for IYSH, it was carefully initiated
by GOI, HUDCO and GDA.
Planning and  Poor Good Merely translating the HUDCO formats Clubbing together of S/s components from
designing into a project does not really strengthen five different composite housing schemes
strategies the low income housing support. Excessively was an attempt to do better than routine
high standards thus adopted in project planning. Plot options and standards have
attract higher income groups. This group been lowered in order to create a strong
successfully managed to get into the project low income neighbourhood. Flexible enforce-
as a genuine applicant. Rigid enforcement ment of building bye-laws and smooth manage-—
mechanism together with loose management ment led to a successful case.
led to a failure of projects undertaken.
Financing Poor Mixed Financer (HUDCO) should mot be concerned In case of composite housing schemes, the
merely with the disbursement and recovery overall costing and loaning should not be
of loan as per the prescribed
standards. based only upon numerical basis of options

Correlation between the funds released,
spent and physical progress vis-a-vis the
plot allotment should be critically re-
viewed at different stages of funding. A
purely technical approach as happened in
Keshopura - VII may lead to wastage of
public investment. A system should be

offered. The proportionate share of funding
as earmarked for various income group
categories should also have a balanced
approach. Care should be taken to make
additions to the existing housing stock at

a maximum possible level. These additions
should be mostly in favour of low income

Contd....
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5

Principal
executing
agency:
internal
organisation

Institutiona
framework
and Inter-
agency
coordination

User
interaction

Poor

1 Poor

Poor

Mixed

evolved to bear the land cost for the
project properly which is at present not
included in S/S funding.

Financial management, liason with other
participating agencies and monitoring and
follow—-up areas are the fields utterly
lacking in terms of internal organisation
at UIT-Kota. There is a need for proper
exposure of accounts personnel to housing
project finance mechanisms so that perfor-
mance evaluation can be done in real terms.
Overall documentation of project informat-
ion also needs to be done in an orderly way.
Cammunication between planning, engineering,
architectural and fiscal wings of UIT needs
to be strengthened further.

Institutional framework within which these
projects are placed seems to be complex.
Follow-up and monitoring responsibilities
are ot properly fixed and maintained. It
has resulted in a long delay even in the
land development ocomponent (Keshopura VII).
Total lack of interaction with city govern-—
ment may have further long term implica-
tions. A proper intervention from State
Government who is also guarantor can hope-
fully set things right in this regard.

User interaction at both the pre-allotment
and post—allotment stages is almost nil.
Zero level of post-allotment development
also accounts for the lack of user-
interaction among other things.

options followed by middle and high income
groups.

At GDA also the accounting system needs a
fresh look in order to introduce performance
budgeting so that a proper assessment and
evaluation can be made available in due
course. Project information consisting of
different stages is not properly documented.

Institutional framework is very well
conceived. Monitoring and follow-up stages
are promptly covered due to the inclusion
of the participating agencies in the same
State Government department. Further the
GDA head also looks after the city
government's work.

User interaction at both the stages is quite
strong physical occupation mostly by genuine
allottees does not need any other evidence.




Table - 3
Canparison of project objectives/targets and achievements

Objective/ Kota Ghaziabad
component
Keshopura S/S - VI Keshopura S/S - VII Vijai Nagar S/S
Targets  Achievements as on Targets Achievements as on Targets Achievements as on
May 1982* July 1986** May 1982* July 1986 ** July-Dec'85* Oct.1986%**
i - 24 B 4, 5t 6. . 8. 9. 10.

Land development 4.73 Done FC 13.139 Half done Half done 19.0275 Half done Done:(K.
(Ha) (Water sup- (Water sup-—

ply work ply work

not yet not yet

executed) executed)
Plots to be 380 380 380 1010 1010 1010 1359 651 1359
developed
Allotment of plots 380 380 380 1010 1010 1010 1359 651 1255
Shelter 380 = Only 2 1010 Nil Nil 1359 - 1250
consolidation (by May'84) (By May'84) (By Dec.87)
Water supply May 1982 Done EC May 82 Done PC July-Dec. Half done Done:0K
network 1985
Circulation May 1982 Done PC May 82 Done PC July-Dec.  Half done Done:OK
network 1985
Street May 1982 Done PC May 1982 Done PC July-Dec. Half done Done:0K
lighting 1985

Contd.vseus



1 2. 3. 4. B Bre ol 8. 9. 10.

Plantation and May 1982 Done PC May 1982 Done PC July-Dec. Half done Done:CK
green provision 1985
Primary school 1 NA NA 1 NA NA 2 UP(2) U0(1)
Secondary NP - = NP - . 1 8] Uup
education
Medical clinic/ NP - - Np - - 2 up up
dispensary
Shopping centre 1 NA NA 1 NA NA 6 uc uc
Kiosks NP = = NP - - 20 uc uc
Cammunity centre NP - - NP - - 2 up Up
Bank NP = - NP = = 1 ucC Done:CK
Development of 4 NA NA 7 NA NA 29 (21)up (29)uP
parks
Development of NP - - NP - = 1 UP UpP
playground
Green verge NP = - NP = = From 3 sides UC uc

+ 4th side

military farm

land
NA - No Appointments NP — No Provision - as per project objectives

OK - All right in the context of operational viability at postinstallation stage.

PC - Poor condition due to maintenance and operational problems. UP - Under Process - matters are not yet physically initiat
UC - Under construction - execution work has been taken up
*

- Month includes the date of completion of project
** - Month includes the dates of visit to the project by NIUA's evaluation mission.



Table - 4

Efficiency of the Project Implementation

Inplementation
component

Evaluation

Kota Ghaziabad

Camments

Kota (Keshopura S/S VI & VII)

Ghaziabad (Vijai Nagar S/S)

1

4.,

5.

Land
acquisition

Selection of
allottees

Allotment

Shelter con-
solidation

2. 3.
Mixed Good
Poor Good
Poor Good
Poor Good

Since it was public land there wWas no
problem with regard to its acquisition
but UIT did rot take into account the
locational suitability.

22% sample allottees belong to middle and
high income groups. 97% have the wor k-place
away by >3 km. from the allotted site as
compared to only 15% for the original
living place. Registration charges are
quite high, Rs.100 in 1981; Eligibility
criteria are loose.

Plots are allotted even without laying down
of water supply network (Keshopura-VII) and
fully developed liquid waste system at both
adjoining sites.

Out of 1390 allottees only two have been
able to put up a shelter. Rigid enforce-
ment of building bye-laws etc., wrong
selection of beneficiaries; land develop-
ment constraints;lack of construction loan;
negative work-place relationship etc. are
among the reasons why allottees have not
put up a shelter. Due to a lack of

Despite a portion of land being encroached
upon by illegal squatters the acquisition
has been very smooth. Original dwellers
have been absorbed on the same site among
others.

Only 7% sample allottees belong to M/HIG
category. Only 6% have the workplace away by
>3 km. Registration charges are signifi-
cantly low : Rs.50 in 1984. Eligibility
through on-the-spot organisation of slums
and squatters with proper verification.

Plots are allotted gradually as soon as
land is developed and plot provisions are
made. Delay in allotment thus caused
does mot lead to negative achievement.

Almost all the allottees have put up a
shelter. Sponsors adopted a very lenient
view with regard to enforcement of typical
building bye-laws. Allottees have put up a
shelter - whatever they ocould afford in-
cluding thatched roof and scrap material
Location, selection of beneficiaries and
adequate land development are the other




" . 2. 3. 4. S
appropriate selection no users' pressure reasons that attracted the allottees to
group was formed. oconsolidate the shelter at the earliest.
Allottees formed a powerful pressure group
as they mostly belonged to actual EWS group.

Monitoring Poor Good Neither sponsor (UIT), guarantor (State Gov- Sponsors (GDA) have their own site office.

and followup ernment), nor financer (HUDCO) bothered to  Interagency coordination and communication
see how and why the land has not been fully are properly maintained.
developed and sites are not physically occu-
pied by allottees (May'82 to July'86). Even
after cancellation of 197 allotments the
UIT did not make any alternative arrangement.

Cost recovery Poor Good The recovery of funds for financer (HUDCO) Daily collection of dues has practically
is hundred per cent. But the same from become weekly based. The bank in which
allottees is extremely poor. The first dues are to be deposited is situated right
one has been possible due to unforeseen in the settlement. Monitoring in this
diversion of funds from the revolving regard is very effective as the allottees
kitty generated through a set of activities. are living at one particular site.

This diversion will have long-term impli-
cations. It has been difficult to monitor
the recovery properly as the allottees
are scattered all over the city.

Devel opment Mixed Good Om-plot provisions are not properly linked On-plot provisions provided are properly

of on-plot with infrastructure. linked with infrastructure. .

provisions

Water supply  Poor Good Due to varied reasons the water supply work Water supply work was completed on time.
was yet to be executed at Keshopura VII.

Liquid waste Mixed Good City government is mot properly consulted. System is not only developed in time but

disposal

Although the work was executed almost in also remains under operation due to
time, the system is getting blocked due to constant use.
lack of any operation and maintenance.

Contd...
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Circulation

Street
lighting

Plantation
and green
provisions

Primary
schools

Secondary
education

Medical and
health

support

Mixed

Poor

Poor

Poor

proposal

No
proposal

Good

Good

Mixed

Mixed

Mixed

Standards adopted are quite high. Existing
ocondition is very poor due to a total
absence of maintenance.

Only electricity poles stand as witnesses
to the installation. There have been a
number of thefts of wiring and bulbs.

Although the money spent in this regard

is more than the proposals, mot even a
single tree is visible. This has happened
due to a total lack of maintenance.

There is no evidence that the Sponsors
(UIT) have made any efforts to initiate
even the preliminary inspection and esti-
mates through the respective implementing
agency. Lack of a user group contributed
to it further.

Any provision for secondary education was
ot designed.

As per the project designing, the sites
selected totally lack any such provisions.

Standards adopted are reasonably low.
Pavement is done with bricks which is more
economical. So far the maintenance has
been adequate.

Electric system exists and is under satis-
factory operation. Irregular supply is a
common problem that is faced here also.

Site is mot only well developed through
internal plantation but also a green verge
is coming up from three sides leaving the
fourth side for an already existing
military farm.

Out of two schools proposed one has already
come up. The provision for the other is
under process. This has been possible due
to a prompt communication maintained by
sponsors (GDA) with other participant
agents. Existing community has further
provided the scope.

Matters are still under process in this
regard and the land earmarked for this
purpose is lying vacant.

Although two dispensaries/clinics are pro—-
posed - the physical presence of the
support is yet to be made. However, the
preliminary initiatives in this regard have
already been taken.

Contd... ..
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Die

Business and
commercial

support

Cammunity
centre

Parks and
playgrounds

25 3.
Poor Mixed
No Mixed
proposals
Poor Mixed

There is mo evidence of efforts with regard
to the development of the proposed shopping
centres.

Project designing does mot include this.

Parks proposed can only be seen as vacant
land. Lack of any pressure from users has

further encouraged the inaction present

in this area.

Construction of shopping places is yet to
begin. However, the bank is already

there. The delay in this regard is attri- .
buted to the commercial outlook of most of
the development agencies who try to earn as
much as possible through late auctions.

There are two centres proposed but the
physical development is still being awaited.
Initial liaison is maintained by GDA with
responsible agent.

Parks and playgrounds are not adequately
developed. Perhaps the agency is waiting
for the handing over to the city government
who will ultimately handle it.




Table - 5

Indicators of the Project Impact

Impact type Degree of impact INDICATORS
component
Kota Ghaziabad Kota (Keshopura S/S VI & VII) Ghaziabad (Vijai Nagar S/S)
1 Z. k. 4. 5

I Impact of Users

i. Utility
infras-
tructure

Neutral Positive

ii. Social
infras-
trcture

Neutral Positive

iii.Tenurial Positive Positive

status

iv. Shelter
structure

Neutral Positive

Since the physical occupation is almost nil

this question does not arise. Presently only
57% respondent allottees have access to pro-

tected water and in-house latrines at their
original living places. Public drainage
system is available to only 61% sample

51% sample allottees did not have reason-
able access to social infrastructure at
their original dwelling place.

Only 40% respondent allottees had access to
(legal or illegal) owner-occupied housing.
(Although on paper they denied owning a
house in arder to become eligible applican-
ts). This project provides tenurial rights
to all the allottees on lease-hold basis.

At the original dwelling place 51% sample
allottees have got katcha houses.

Most of the allottees did not have access
to protected water and public drainage
system at their original dwelling place.
At allotted site not only water and
drainage system but also septic tanks have
been introduced.

At the original dwelling place nobody
used to have a reasonable and affordable
access to social infrastructure. Allotted
site is going to provide a package access
to various infrastructure types. (Refer
to Table 3).

Only 20% respondent allottees had access
to ownership housing. All the allottees
now have a legal shelter tenure.

69% sample allottees have now got access
to pucca, or semi pucca house as against 35%
at original dwelling place.

Contdee.ss
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4.

5

V. Access to Neutral Positive
rooms
vi. Fiscal Nega-— Positive
equilibrium tive
ITI Impact on City
i. Housing Negat- Positive
stock ive
ii. Environ- Negat- Positive
mental ive

improvement

At the ariginal dwelling place 78% sample
allottees have access to two or more rooms.

Only 29% respondent allottees are repaying
loans regularly to UIT. 197 allotments

have been cancelled in case of allottees

who have not paid any instalment. Drop-outs
through private land market are very few
because of lack of speculation of plot price
92% respondent allottees wish to put up a
shelter with financial help from credit
institutions but do not know how to obtain
access to it.

There has been no addition to city's
housing stock.

This project is not linked with the
improvement of existing shanty structures
or slums/squatters settlements.

80% sample allottees have access to two
or more rooms at allotted site as compared
to only 10% at original dwelling place.

80% sample allottees are repaying loans
reqularly to GA. Only a few dropout cases
can be observed because settlements that

have emerged have constituted very strong lov
income neighbourhood thus keeping the att-
raction away from higher income group
users. Only 14% sample allottees have
access to institutional finances for house
construction as against 66% to moneylenders
and 20% from their own savings or from fri-
ends and relatives. Even then it seems that
the overall cost benefit aspects for the users
are not very negative as the as the recovery
ratio and drop-outs are quite reasonable.

Shelters have come up on the developed
sites. Mare important is the level of
access to the implict target group.

Since the allottees belong to the squatters
and slums located on public land, care

has been taken that the land/houses vacated
by them are not encroached again by others
and are used for the provision of public
services and amenities as ariginally
earmarked.

Contdeass
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iii.Social
impact
IIT Impact on
i. Project
formation
ii. Standards

iii.Project
financing

iv. Selection
of users

Neutral Positive

Policy Relevance

Negat- Positive
ive
Negat- Positive
ive

Neutral Neutral

Negat- Positive

ive

The social status of the low income popu-
lation in general and the allottees in
particular remained almost constant. They
still lack access to protected services
and affordable infrastructure.

S/S projects are formulated here in isol-
ation by overall low income housing suppl-
iers (UIT and Rajasthan Housing Board) who
did mot correlate and coordinate their
efforts. Since after commencement of this
project Rajasthan Housing Board flooded
the supply for MIG/HIG users as a result
these users did mot come up to this site.
Thus, plots retained were for speculation.

Standards adopted here are by and large qu-
ite high and attract the entrance of higher
income groups through private land market.

Both the projects are based upon sites and
services concept. 100% financing does not
include the land cost resulting in locat-
ional disadvantage for the formation of low
income/low cost housing settlement.

Eligibilty criteria are generally misused
by fake affidavits, many got plots for
speculation purposes. (40% allottees reside
in posh localities.) Registration fee (Rs.

Not only have the allottees got a better
social status as a result of improved
living standards, the other low income
population is likely to have a better
infrastructure provided on the land vacated
by the allottees.

On-the-spot registration and verification
of allottees living as squatters and in
slums located on public land provided a way
for the city government to have access to
land vacated by allottees. City government
tends to use this land for upgradation of
respective areas.

Standards adopted here are reasonably low
and do form a strong case for the development
of low-income neighbourhood.

These schemes heavily support the High Income
Group Housing to the extent of 33% to 45%
proportionate funding/costing comprising
merely 5% house units. More Middle Income
Group Housing can be provided in this.

Selection through on the spot registrations
and verification keeps genuine people in
the list. Registration fee (Rs.50 in 1984)
is also fairly low.

Contd....
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v. Cost
recovery

Negative Positive

vi. Project
imple-
mentation:
pre-allot-
ment stage

Negative Positive

vii.Shelter
consoli-
dation

Negative Neutral

viii.Post-
allotment
development

Negative Neutral

100 in 1981) is fairly high for low income
group. No demand survey was made in order
to know actual priorities .

Financers (HUDCO) of the project did mot
look into the level and status of physical
development and their correlation with
financial progress. Merely the release of
instalment on the basis of expenditure incu-
rred as against proposed does not cover real
life achievements. Keshopura-VII is not yet
fully developed but repayments are made in
time. Recovery from allottees is extremely
poor. Proper monitoring is not introduced.

Coordination among participating agencies
is very poor. Monitoring is again slack.

No institutional credit is available for
the users. No building material support.
Rigid building bye-laws. No efforts by
sponsors to see how and why the shelter
is mot coming up. Even after cancellation
of 197 allotments no efforts were made to
choose alternative allottees.

Since shelter consolidation is zero, the
development of secondary infrastructure is
very likely to get delayed. But in the mean-
time the sponsors (UIT) did not attempt
liaison with responsible agents to initiate
preliminary designing.

Repayment to financer is well in time.
Cost recovery from allottees is also
noticed at a very reasonable ratio.

Unlike Kota most of the participating agen-
cies for primary development belong to same
State Government department. Cocordination and
communication at local level are very smooth.

No institutional credit. But flexible
enforcement of building bye-laws supported
oconsolidation efforts strongly.

Although the site is almost fully occupied
secondary development is by and large
incomplete. But most of the components

are under process and likely to be provided
in due oourse.
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