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A PRELIMINARY SURVEY OF THE HOUSING SECTOR IN
OIC COUNTRIES

Sema Kylycer

This article examines the problems of the housew® in the OIC countries. After
defining the quantitative and qualitative aspedthausing provision and the factors
affecting housing policies, the paper focuses erhibusing problem in the context of
urbanisation, population growth, urban environmenissues and economic
development. Housing conditions are examined in liet of the limited data
available on the housing indicators. The housinlicies of four OIC countries are
reviewed to pinpoint different aspects of housimghtems. It is noted that a well-
functioning housing sector is in fact a basic ctiodi for economic and social
stability.

1. INTRODUCTION

The provision of satisfactory housing is a majsuisall over the world. The
problem of urban housing is most visible in thealeging countries as they
are in the process of transition from rural to urlzend from traditional to

modern societies. In addition to rural-urban migmatthe population growth
witnessed by the Islamic countries creates an timgeed for comprehensive
housing policies aimed at providing decent houdorgall income groups,

but particularly the lower income groups. Approfgifousing policies can
help achieve the goals of a well-functioning hogssector which is in fact a
basic condition for social and economic stabilitg @alevelopment.

The housing situation is one of the most imporfaators in determining
living conditions. Housing conditions are expecténl improve with
economic growth and development. Poor housing tiomdi are a sign of
poverty, and all the indicators of housing qualityprove with higher
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incomes. However, because of the differences irsingupolicies and their
applications, there are vast differences in thesimguconditions in different
countries, and the housing conditions of the pafiedimmensely even in
countries with similar incomes.

The availability of detailed statistical data andicators on housing are
an essential prerequisite to an analysis of theihguwsituation and policies.
However, such data on the housing stock and thdittom of such stock are
generally very difficult to obtain in the OIC memb&untries. Because of
the lack of comprehensive housing surveys in thamig countries,
population and housing censuses or household suareythe major sources
of such information. In some studies, housing cooé in different
countries are examined by comparing the housingkstgth the size of the
population. An assessment of the average housdipéd can provide an
estimate of overcrowding in a country. The conditmf the housing stock
and the level of services available to householthb®s such as safe water,
sanitation and energy supplies are further measfrd®e differences across
countries.

comparative data for the OIC member countriesHiiasing expenditures as
percentage of GDP, fixed investment in housingraye household size and
urban average household size as can be detecfEabies 5 and 6. Other
indicators on human settlements and the environsieeit as urban and rural
population with access to services are listed inldd. Since the main line
of argument here is that there are vast differeicéise effectiveness of the
housing supply systems in different countries, gtisdy will deal with the
housing issues in selected OIC countries, and maihthe differing aspects
of housing in these countries according to the dazlable for each of
these.

In the first part of the paper, housing will be lgsad as an economic
sector; the mechanisms of housing provision, haugmality and quantity
will be examined. In the second part, the situatidrhousing in the OIC
member countries will be discussed. After some tgurase studies which
present a different aspect of the housing issued #re historical
development of the housing policies have been ptedén the third section,
the housing policies and their determinants will identified within the
context of the OIC countries.

- [ Deleted: all those
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2. THE DYNAMICSOF THE HOUSING SECTOR

The factors affecting housing policies can be dafiat two separate levels.
The first level consists of factors affecting theagtitative aspects of
housing provision such as the provision of infrasture, the regulation of

land and housing development, the organisatiomefcbnstruction industry

and the involvement of government in housing préidac The second level

factors are those that affect the qualitative aspet housing such as the
number of households per dwelling, the number obqes per household,
etc. Also the quality of physical housing condisoand the quality of the

residential environment, the availability of clemater and electricity, public

facilities such as roads, refuse disposal, scha@ssportation systems, etc.,
can be included in the indicators of the quali@tspects of housing.

2.1. TheHousing Market

The factors affecting the quantitative aspectsafdng are key components
of housing sector performance. Most of the develgptountries view

housing solely as a social welfare issue. In soages, instead of well-
structured housing policies accepted by nationaleld@ment plans, the
housing sector is attended to only by the transfgohysical and financial

resources to households unable to upgrade thesitpeonditions. This is

an important element in enabling households to awprgeneral housing
conditions. However, the housing sector and theradveeconomy are

inextricably linked and housing sector policiesiddde integrated into both
national social and economic plans.

The performance of the housing sector should beitored regularly
because it contributes towards broad social andauix objectives such as:
alleviating poverty, generating household savingd aobilising household
productive resources, controlling inflation, cregtiemployment, enabling
social and spatial mobility; increasing productiyitand generating
investment growth; all of which in turn will add the accumulation of
national wealth; reduction in the balance of payimeteficit and in the
government budget deficit; development of the fgiahsystem; and overall
protection of the environment. Of course, one sthaubte that this is a
double-edged argument since all the above objextive also contributing
factors to the performance of the housing secter; alleviating poverty,
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controlling inflation, creating employment, etc.ll affect the housing
conditions and the environment.

In a housing market approach based on housing dianaeh supply, the
key actors are housing consumers, housing produterssing finance
institutions, local and central governments. Mostently, the Housing
Indicators Programme, a joint programme carriedbguthe U.N. Centre for
Human Settlements and the World Bank, investigatedising sector
performance in more than 50 developing and indalstountries. In order to
understand housing market behaviour, we will lobka@me findings of this
programme on housing supply and demand which amnerated below:

¢ “Housing demand follows highly regular and predittapatterns within
and among developing countries, patterns implyift t overall
economic development leads to considerable impremérm housing
conditions.

* Although demand appears regular, spending patemsnfluenced by
several key policies, particularly those affectiagure security, property
rights, housing subsidies (including rent controlaxes, and the
availability of mortgage finance.

* Housing supply relations are far more idiosyncrétien one country to
another, and indeed within countries, than are demalationships.
While this variability is in part attributable to ifiérences in
infrastructure supply and to the role of the puldictor in housing
production, the key factor is the housing sectorsgulatory
environment, particularly land use and buildingulagons.

* Interactions between relatively predictable housidgmand and
idiosyncratic housing supply produce major differes in the cost, and
hence the affordability, of housing among and witkibuntries. Cost
differences are in turn reflected in differenceshia physical conditions
of housing, with areas of higher housing pricesatjeassociated with
lower housing quality (this will be discussed ire tbecond part of this
article). As a result, countries with similar econo development often
have quite different housing outcomes, with someantdes able to
perform as if their incomes were five times as haghs in fact the case.
Within countries, higher housing prices are inedifaeflected in worse
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housing for the poor. This is mainly the resultddferences in housing
policies, particularly those that affect housingsy.

* The housing sector’s impact on broad economic pedace is felt in a
number of different ways, through the real sidehaf economy (prices,
investment, and employment), the financial side] &me fiscal side”
(The World Bank, 1993, p.72).

2.2. Housing Quality

As stated above, the quality aspects of housingrdwg as a result of
economic growth and development. In general, higheomes lead to more
spending on housing and to better housing conditidhowever, it is
possible that for countries of similar incomes hiegsconditions may vary
considerably due to differences in housing policsl their application.
Also in assessing the housing conditions it is i@ to judge the socio-
cultural values of a society which are inherentalh housing policy
determinants. Especially as is experienced in teeeldping world, the
underestimation of the prevailing values of a sycimay lead to policy
failures.

Housing conditions refer to the condition of dwedis in which people
live, the related infrastructure and household paeint. Housing conditions
in different countries may be examined by compatitehousing stock (here
it reflects a quality concept since it relates e tspatial distribution of
housing) with the size of the population. Indicataf housing quality are
related to the measurement of firstly the qualifythe physical structure
itself. The quality of the physical structure isessed by the materials used
in the construction of outer walls, floors and madnd also by the age of the
dwelling. The type of building materials used fdretconstruction of a
dwelling indicates its durability. However, the agka building may not
always reflect a comparative information since rfiodtions may have been
brought to the whole or part of the building - amis/replacements - which
affect the ageing process.

Secondly, indicators of the physical space availadnhd the level of
amenities provided are used in the measuremenobuadihg quality. These
include: the number of rooms; the number of houlsehembers occupying
the dwelling which can be assessed by the averaggehold size to indicate
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the extent of overcrowding; the kitchen and bathrdacilities; availability
of water within the dwelling; source of water supphd of energy; fuel used
for cooking; and sometimes the tenure of the ocacypaln dwellings where
the facilities are at a distance and also shareahgst several households,
the housing quality index is regarded as lower thaghwellings where these
facilities are present indoors and belong to oneshbold exclusively. As for
the availability of the physical space and the agerhousehold size, the
quality of housing is accepted to be higher, thveelothe number of persons
in a household (Jagun, 1989).

2.3. Housing Quality and Urban Environment

The quality of the urban environment in generald ahe residential
environment in particular are intertwined with theality of housing. The
quality of the residential environment may be meady several indicators
such as the density of the population, the spdistibution of housing, the
conditions of public facilities; water quality, sewage and drainage
facilities, solid waste disposal, roads, transpmna systems, etc. In a
residential environment where essential facilitge lacking, not only the
quality of housing but the quality of life suffers.

There is a strong link between poverty and enviremial degradation.
The slums and squatter settlements which absorln#jerity of the poor
population in the cities are generally surroundgdhe worst environmental
conditions (The World Bank, 1993). As services aumstripped, polluted
water, inadequate sanitation and garbage dispasalmajor causes of
diseases in cities. Housing policies which do ragt pnough attention to the
housing conditions of the poor are associated withise environmental
conditions in cities. With some careful planningdaimvestment in the
housing sector, preconditions of a healthy urbarirenment can be
sustained. The Kampung Improvement Program in lesi@nis a good
example of this (Seong-Kyu, 1987). In this programyestment in
infrastructure and granting of relatively secureparty rights have increased
investment in sanitation facilities, with favourahlesults in environmental
health and in housing conditions (more detailshig project will be given
when housing policies in Indonesia are discussed).

Large-scale housing projects for the burgeoninguiopulation tend to
ignore their potential impact on the environmertere are many direct and
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indirect impacts of large-scale projects or unp&hnsmall housing
initiatives aggregating into larger neighbourhoedsding to the creation of
spontaneous, unserviced, satellite towns--on theiraaand man-made
environment that have to be considered in the hgugolicies of individual

countries in order to provide healthy and decemntshg for all. Some of the
direct environmental impacts of badly designed hmugprogrammes are:
loss of valuable land and recreational areas, ac#bn of erosion and
siltation which affect both surface and groundwafeality and damage the
environment and thus threaten the health and veetihthe inhabitants

It is also necessary, as mentioned before, to gtaledt the socio-cultural
values of a society and people’'s interaction watid reaction to the
residential environment in order to achieve sustal® housing projects.
“New development can damage the existing cultuahki€ of a region or
neighbourhood. A community derives its charactemfimany generations of
interaction between the people and their surroggdiharge-scale housing
development introduces change not only to the ahemvironment, but to
these living patterns, to people’s relationshiphvitte land; and the effects
on the people can be significant” (The World Bat®91a).

3. THE OVERALL SITUATION OF HOUSING IN THE OIC
MEMBER COUNTRIES

In this section, the overall situation of housinglie OIC member countries
will be assessed with respect to population growtbanisation, housing
indicators, housing prices and expenditures on ihgusindicators on
housing are those that affect the quality aspdct®uosing such as the urban
average household size; also the indicators oquhéty of physical housing
conditions and the quality of the residential eoninent such as households
with safe water, sanitation and electricity, tym#sdwelling units and the
types of building materials used in the construcid the houses. Needless
to say, the choice of these indicators is deterchimethe availability of data
on them.

3.1. Population Growth, Urbanisation and Housing
Population growth and urbanisation have occurredaamassive scale in

many OIC countries. With the growth of urban pogpola the inflow of
poor rural migrants and the increasing unemploymatgs, urban housing
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conditions have deteriorated and congestion antitpol increased in the
metropolitan cities. Rapid growth of large citiessibeen a striking feature of
the urbanisation process in the developing as wsll the developed
countries. However, urban growth patterns varyigantly among the OIC
countries. As seen in Table 1, the annual changeriran population
between 1985 and 1990 shows discrepancies amongrgogroups with
different income levels. In the least developed @lfintries the median
annual rate of increase in urban population is 58%ereas the median for
the oil-exporting OIC countries is 5.0%, and foe tmiddle income OIC
countries it is 4%.
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Table 1
Annual Change in Urban and Rural Population inGi@ Countries
Annual change in population, 1985-1990 (%)

Country Urban Rural Country Urban Rural
Afghanistan 6.0 1.8 Libya 55 0.2
Albania 2.6 1.4 Malaysia 4.4 0.9
Algeria 4.2 2.4 Mali 4.3 2.7
Bahrain 4.0 2.3 Mauritania 6.8 0.3
Bangladesh 5.6 2.3 Morocco 4.2 1.2
Benin 6.9 1.0 Niger 7.0 2.2
Burkina Faso 5.5 2.4 Nigeria 6.1 2.2
Cameroon 5.8 0.0 Oman 7.3 3.0
Chad 6.9 0.7 Pakistan 5.0 29
Comoros 5.1 2.5 Qatar 4.6 1.6
Djibouti 3.8 0.1 Saudi Arabia 5.2 0.5
Egypt 3.6 1.7 Senegal 3.9 2.0
Gabon 5.8 1.8 Sierra Leone 5.2 14
Gambia 5.2 2.2 Somalia 5.7 2.2
Guinea 5.5 1.6 Sudan 4.3 2.6
Guinea-Bissau 4.7 1.1 Syria 4.6 2.6
Indonesia 4.3 0.7 Tanzania 10.1 1.3
Iran 4.7 2.2 Tunisia 2.9 1.8
Iraq 4.6 0.9 Turkey 3.1 1.1
Jordan 5.2 1.7 UAE 3.3 3.3
Kuwait 4.5 3.1 Uganda 5.7 3.3
Lebanon 3.0 -1.6 Yemen 6.6 1.8

Source: The World’s Women Trends and Statistichl. 1991.

Urbanisation does not merely refer to the growtlpabulation in urban
areas but also and more broadly to the increasthénproportion of a
country’s population living in urban areas. Receebates on urbanism
adhere to the theme that, worldwide, urban growtlgs in heavily urbanised
countries are decreasing and that most of the ugbanth is due to natural
increase rather than to migration. And it is expdcthat in recently
urbanising countries such as Egypt, Morocco andstaifwhere between 40
and 60% of the population live in urban areas ahdres growth rates have
already reached a peak and are likely to slow dpgrgwth rates will be
mostly attributable to natural increase rather thaigration (The World
Bank, 1994). And, in mostly rural countries likedémesia, migration
pressures will keep urban growth rates at theisgmelevel, whereas, in the
rapidly urbanising countries like those of Sub-Saha Africa urban
population growth will still be on the rise for yego come.
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Apart from urban population growth, there are so@I€ countries
where rural population is still growing by more th286 per year. As seen in
Table 1, the percentage increases in rural populger year between 1985
and 1990 in the African OIC countries are as folpwigeria (2.4), Burkina
Faso (2.4), Comoros (2.5), Gambia (2.2), Mali (2Niger (2.2), Nigeria
(2.2), Senegal (2.0), Somalia (2.2), Sudan (216),ldganda (3.3). The Asian
OIC countries where rural population is growingrbgre than 2% a year are:
Bahrain (2.3), Bangladesh (2.3), Iran (2.2), On&af)( Pakistan (2.9), Syria
(2.6), and U.A.E. (3.3). In these countries, runddan migration is likely to
continue and therefore urban growth rates are eéggeio continue at high
rates. Rural to urban migration is a key populatimvement that is of major
concern to urban planners and housing policy makers

With the growth of urban population, many citiedlwlouble or even
triple their populations in the coming decades fognmega-cities with
spreading out urban settlements. Given this basimise that urbanisation
trends will accelerate in the next decade, and that growing rural
population in some urbanising countries will leadcbntinuous migration
flows, questions arise as to how these mega-citik@bsorb large volumes
of population. These cities, characterised by sevgroblems of
unemployment, by the limited purchasing power oé thewly urban
populations, and by problems of housing and infoastiral provisions, will
foster the development of growing numbers of urpaars who will lead a
marginal existence in the ‘informal sector’ andeliin slums and illegal
squatter settlements.

A case study of some of the Asian developing céesmtshowed that the
scale of informal sector housing, which is measungthe proportion of the
urban population living in slums and squatter eetnts, has been
increasing during the last two decades (Nurul AmAif,.M., 1995). Table 2
presents the informal sector employment and housintdhe metropolitan
cities of Bangladesh, Pakistan and Indonesia inl8#®)s and 1980s. It can
be noted in Table 2 that the significant increase iriformal sector
employment in Jakarta is not accompanied by areass in informal sector
housing. The reason for this slight decline in infal sector housing despite
the strong correlation between the two can be @éxgiaby the Kampung
Improvement Programme which was first initiatedJakarta and which by



98 Journal of Economic Cooperation Among Islamici@des

the 1980s proved to be very successful in ternthahging the definition of
informal sector housing.
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Table 2
Estimate of the Scale of Informal Sector Employn@erd the Scale of
Informal Sector Housing

Informal sector employment Informal sector housirtg
Bangladesh 570 | eap |Bongadesh 180 | 32.0
Pt 6o1 | - |PANSER 230 | 36.0
ndonesia s10 | eso |MONR 260 | 250

* Measured by percentage of total urban employment.

**Measured by percentage of urban population livingliims and squatter settlements.
Source: Nurul Amin, A.T.M., “Economics of Rural-Urb Relations,’Regional Development
Studiesyol.1,1995, p.41.

It can be seen that almost one-third of the pomratf Dhaka, Karachi,
and one-quarter of Jakarta live in slums and squatttlements. “About 50
to 60% of urban workers are now engaged in therimdb sectors of the
Asian metropolises. A new impetus is coming frorobgll restructuring
which is bringing more labour-intensive work to tlities of labour-
abundant countries. A United Nations study predictg 60% of the urban
population in Asia will be living in slums and sdquea settlements by the
turn of the century unless drastic reform measarestaken” (ibid., p.40).
Another dimension of the increase in squatterbéndeveloping countries is

the lack of systems of property rights in land aodsing, the lack of clearly
defined tenure.

Table 3 presents the percentage of total housimgk stccupying land
illegally in four cities of different sizes. Squatthousing, when defined in
terms of illegal occupation of land, reached theexe level of 44% of the
total housing stock in Karachi in 1990 statistiéad even though Jakarta is
a mega-city, squatter housing in this sense is nmekr as also seen in the
trend in Table 2 where informal sector housing thsreased in the 1980s.
Another example of mega-city is Ystanbul in Turkeyere the presence of a
large informal sector and the ongoing flow of migs especially from the
troubled eastern part of the country and from thealrareas in general,
increase the deteriorating informal sector housimg living conditions.
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Table 3
1990 Squatter housing % of total*
Algiers 4
Ystanbul 51
Jakarta 3
Karachi 44

Source: The Economist, $uly 1995,

Squatter housing in Ystanbul is estimated at 51%til housing stock
in 1990 (Table 3). This situation, in turn, posésiltenges to the existing
administrative structures, institutions and urbalanping management
practices which are already at a loss. For theasores there are recent
debates on the possibility of dividing the largiy into three or more main
administrative units in order to cope with thesegbems.

3.2. Housing I ndicators

Some of the indicators that can shed light on thiesing conditions in the
OIC member states are those which concern spdbyfitee ratio of houses

which are supplied with clean water, populationhwétdequate sanitation,
and households with electricity as can be seeralii€T4. The data available
for 1980-85 indicate that the urban population withsafe water is very
high in some OIC countries reaching 79% in Guines&u, 70% in

Afghanistan, 71% in Bangladesh, 73% in Chad and @9%donesia. The

same figure in some OIC countries is very lowsiOo in Algeria, Bahrain,

Gambia, Iraqg, Jordan, Kuwait, Libya, Saudi Aratiad.E., 1% in Comoros,

7% in Egypt, and 2% in Lebanon, Tunisia and Qdtathe rest of the OIC

countries, this figure varies between 20% and Sd&tever, the percentage
of population without safe water in the rural arsasuch higher (with only

a few exceptions such as Bahrain (0%), Kuwait (ORA.E. (0%), and

Lebanon with 2%. In some other countries like Aigedordan, Libya, Saudi
Arabia Syria and Tunisia it ranges between 10 &®b.3In the remaining

OIC countries it is extremely high.
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Table 4
Indicators on Housing, Human Settlements and Enwient
1980-1985
Population without safe  Population without Households without
water (%) adequate sanitation (%) electricity (%)
Country Urban Rural Urban Rural Urban Rura]
Afghanistan 70 90
Algeria 0 30 5 30
Bahrain 0 0 0 0
Bangladesh 71 57 79 98
Benin 55 91 55 96
BurkinaFaso 50 74 62 95
Cameroon 54 70 81 99
Chad 73 70
Comoros 1 48
Djibouti 47 80 57 81
Egypt 7 39 5 51 23 81
Gabon 25 66
Gambia 0 67
Guinea 9 98 46 99
GuineaBissal 79 63 79 87
Indonesia 60 68 70 70 53 94
Iran 10 48 5 65
Irag 0 54 0 85
Jordan 0 10 0 5
Kuwait 0 0 0 0
Lebanon 2 2 6 82
Libya 0 23
Maldives 47 92 31 99
Mali 42 80 10 95
Mauritania 20 84 93
Niger 52 66 64 97
Nigeria 40 70 70
Oman 30 90 40
Pakistan 16 72 44 95 29 85
Qatar 2 50 30
Saudi Arabia 0 32 0 67
Senegal 37 73 13 98
Sierra Leone 42 92 57 90
Somalia 40 80 40 95
Sudan 80 99
Syria 25 35 30
Tunisia 2 21 34 71 32 94
UAE 0 0 7 78
Uganda 55 88 60 20
Yemen 10 76 27 67

Source: The World’'s Women Trends and Statistichl. 1991.
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As for adequate sanitation, while urban people hawiversal access to
sanitation facilities in countries like Bahrainady, Jordan, Kuwait and Saudi
Arabia, almost 90% of the people in rural areashm least developed and
middle-income OIC countries lack adequate sanitaféeilities. In countries

such as Algeria, Egypt, Iran, Lebanon, Mali, Qa&enegal, Syria, U.A.E.

and Yemen, the rate of population without sanitafio the urban areas is
between 5 and 30%; in the rural areas, it is mughdn (Table 4).

The indicators on households without electricity mot cover many
countries. In Cameroon the percentage of househuiti®ut electricity is
the highest with 81% in urban, and 99% in ruralaarein other OIC
countries where this data is available the urbahraral figures are: 23 and
81% in Egypt, 53 and 94% in Indonesia, 29 and 8A%akistan, 32 and
94% in Tunisia.

As to the indicator on average household size ptedein Table 5, the
most recent estimates relate to the 1987-1992 gheal cover some of the
OIC countries such as Azerbaijan with 4.8 persoas lmousehold and
Kyrghyzstan with 4.7, which are relatively low figis compared to the rest.
This figure is 5.7 in Morocco, 5.6 in Turkmenistand 5.4 in Uganda.
However, there is also more information on the agerhousehold size for
the years 1980-85 which are as follows: in Bangladehe average
household size is 5.8 persons per household, geefifor urban household
is 6.1 persons; in Guinea it is 6.7 persons peséiooid; in Malaysia 5.2; in
Indonesia it is 4.8 on average and 5.3 per urbarsdtmld; in Pakistan 6.7,
in Syria it is 6.2 on average and 5.9 per urbarsébald.
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Table 5
Average Household Size in the OIC Countries
(Persons per household)
Most Most
Latest single year recent Latest single year ~recent
estimate estimate
1970-75(1980-85| 1987-92 1970-75/1980-85| 1987-92
Azerbaijan Mauritania
Ave. Hh. size 4.8 Ave. Hh. siz¢ 5.3
Urban Urban 5.4
Bahrain M or occo
Ave. Hh. size 6.4 Ave. Hh. sizsg 6 5.9 5.7
Urban Urban 5 5.2
Bangladesh Nigeria
Ave. Hh. size 5.6 5.8 Ave. Hh. sizsg
Urban 5.9 6.1 Urban 4.7
Brunei Pakistan
Ave. Hh. size 5.8 Ave. Hh. siz¢ 5.6 6.7
Urban 5.8 Urban 5.9 6.7
Cameroon Senegal
Ave. Hh. size 5.2 Ave. Hh. sizd
Urban Urban 7.6
Gambia Sierraleone
Ave. Hh. size 8.3 Ave. Hh. sizd 7
Urban 6.1 Urban 6
Guinea Sudan
Ave. Hh. size 6.7 Ave. Hh. siz¢ 5.1
Urban Urban 5.7
Indonesia Syria
Ave. Hh. size 5 4.8 Ave. Hh. sizd 6 6.2
Urban 5 5.3 Urban 6 5.9
Jordan Tajikistan
Ave. Hh. size 6 Ave. Hh. size 6.1
Urban Urban
Kuwait Tunisia
Ave. Hh. size 6.5 Ave. Hh. size 5.5
Urban Urban 55
Kyrghyzstan Turkey
Ave. Hh. size 4.7 Ave. Hh. size 5.8
Urban Urban 6.6
Libya Turkmenigen
Ave. Hh. size 5.8 Ave. Hh. sizsg 5.6
Urban 5.9 Urban
Malaysia Uganda
Ave. Hh. size 6 5.2 Ave. Hh. sige 4.8 5.4
Urban 6 Urban

Source: Social Indicators of Development, The Wa&dhk, 1994.
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Another observation which can be made from TaliletBat the average
urban household size in the least developed OlQitces and the rapidly
urbanising countries is slightly higher than that the middle income
countries. Also the available data indicates timagieneral, the average urban
household size in the OIC countries is much higtiean that in the
industrialised countries. While it is around 5.8gmns per household for the
OIC general, it is approximately 3 persons per bkbokl in the
industrialised countries. Since the number of coestfor which such data is
available is small, it is difficult to make gendsations in this respect.
However, it can be said that in countries where thwerall economic
situation is better, the average household sizeléively smaller than that
in countries with lower incomes; and that the lowe number of persons
per household is, the higher the quality of housimdl be--with the
reservation that in these countries socio-cultimilences on housing, such
as the existence of extended family systems, deertiamselves felt.

A useful indicator in assessing the quality of ptgkhousing conditions
is the types of dwelling units and the types oflding materials used in the
construction of these dwellings. It is believedttiiae type of building
materials used for the construction of a housing rgflects its durability.
Housing units constructed of cement or bricks aodfed properly are
generally regarded as being of the highest qualitythe light of this
information, the data available for the least depetl OIC countries point to
less durable forms of housing made of less dunaalerials.

For example in Bangladesh, almost 64% of the hoasesmade of
bamboo and straw, 20% of mud, 11.6% of wood ang 6% of cement or
bricks. In Comoros, 65.4% of the houses are stratg,hl.2% are semi-
durable and only 25.1% are durable. Again in GuiBBssau, a least
developed OIC country, 20% of the houses are madgiiantin (weaved
branches and straw) and mud, 32% of mud, 44% diedand only 2.2% of
concrete and brickéHousing in The World1993). These examples may be
multiplied. The situation in the middle-income amd-exporting OIC
member countries are different indicating that am@0 or 80% of the
houses are made of durable construction matenasoaly around 10-15%
are made of semi-durable materials as in some tgpsguatting houses and
rural traditional houses.
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3.3. Housing Expenditures

Current expenditure patterns on housing in OIC mangbuntries also vary
according to the disparities between these countrieterms of economic
situation and financial resources directed to tbesing sector. The data in
Table 6 presents information on housing expendiasea percentage of
GDP, reflecting actual and imputed household exjperedoutlays, such as
actual and imputed rents and repair and maintenemaeges, as well as fuel
and power for heating, lighting, cooking and satoiThe second type of
information is on fixed investment in housing aso¥GDP; it includes all
outlays, public and private, on residential buitginplus net charges in the
level of inventory which in this context relatesmparily to work in progress
(Social Indicators of Developmerit994).

~Table6
Housing Expenditures
Latest single yedr MOSt Latest single yegr MOSt
recent recent
estimate estimate
1970-75{1980-85 1987-92 1970-751980-85 1987-92
Albania Libya
Housing 4.2 Housing 14.2
Fixed invest, 5.9 Fixed invest{ 6.2 2.2 2.7
housing housing
Algeria Malaysia
Housing 5.7 Housing 6.6
Fixed invest| 2.2 6.5 Fixed invest| 3.7
housing housing
Azerbaijan Mali
Housing 4.7 Housing 6.5
Fixed invest, 49 Fixed invest, 3.9
housing housing
Bangladesh Morocco
Housing 14.5 Housing 6.7
Fixed invest, 5.7 Fixed invest, 4.1
housing housing
Benin Nigeria
Housing 9.8 Housing 3.4
Fixed invest, 4 Fixed invest.] 2.2 0.6
housing housing
Burkina Faso Oman
Housing 15.2 Housing 111
Fixed invest, 35 Fixed invest, 1.7
housing housing
Cameroon Pakistan
Housing 10.9 Housing 9.4 12.4
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Fixed invest| 4.1 6.4 Fixed invest| 2 1.7
housing housing
Chad Saudi Arabia
Housing 7.8 Housing 131
Fixed invest, 2.1 Fixed invest, 11.2
housing housing
Comoros Senegal
Housing 4.2 Housing 9.8
Fixed invest, 0.4 Fixed invest, 3.9
housing housing
Table 6
Housing Expenditures (Continued)
Latest single yegr Most Latest single yegr MOSt
recent recent
estimate estimate

1970-75{1980-85 1987-92 1970-751980-85 1987-92
Djibouti SierralLeone
Housing 6 Housing 12.7
Fixed invest, 35 Fixed invest, 1
housing housing
Egypt Somalia
Housing 6.2 Housing 11.9
Fixed invest| 10.5 2.7 Fixed invest, 2.3
housing housing
Gabon Sudan
Housing 14 Housing 13
Fixed invest, 2.1 Fixed invest, 1.8
housing housing
Gambia Syria
Housing 7.8 Housing 8.1
Fixed invest, 2.2 Fixed invest| 4.3 6.2
housing housing
Guinea Tajikistan
Housing 8.5 Housing 4.7
Fixed invest, 4.8 Fixed invest, 4.9
housing housing
Guinea-Bissau Tanzania
Housing 11.9 Housing 6.9
Fixed invest, 5.8 Fixed invest{ 2.1 1.7
housing housing
Indonesia Tunisia
Housing 8.2 Housing 9.4
Fixed invest, 3.5 Fixed invest, 5.1
housing housing
Iran Turkey
Housing 7.7 15.3 Housing 9.2
Fixed invest| 6.7 7.9 Fixed invest|{ 2.6 0.6
housing housing
Jordan Turkmenigan




108 Journal of Economic Cooperation Among Islamici@ries

Housing 5.7 5.7 Housing 4.7
Fixed invest| 7.8 9.6 Fixed invest, 4.9

housing housing

Kyrghyzstan Uganda

Housing 4.2 Housing 12
Fixed invest, 5.4 Fixed invest, 2.6

housing housing

Source: Social Indicators of Development, The Wa&dhk, 1994.

The most recent estimates for 1987-1992 reveal thatising
expenditures as a percentage of GDP are highesidn OIC countries as:
Burkina Faso with 15.2%, Libya 14.2%, Guinea-Bissbli9%, Oman
11.1%, and Saudi Arabia where this figure is 13.4%@ where fixed
investment in housing is the highest with 11.2%edless to say, for this
information to make more sense, these figures shd@ examined in
conjunction with the respective countries’ housipglicies, economic
development plans and also with the other housidizators. However, it is
not possible to elaborate on all of these pointe,h&nce limitations of data
on the housing indicators and the housing poliofethese countries prevent
us from making such comparative analyses.

When we compare the OIC member countries with tbeamced
countries, we will find that according to the mostent estimates, housing
expenditure and housing as fixed investment asepéage of GDP have
respectively reached 13.5 and 4.5 in Canada, 1173& in Germany, 12.5
and 3.5 in the UK., and 12.7 and 4.1 in the U.§%ocial Indicators of
Development1994). Despite the fact that similar percentagag be found
in both the OIC and the developed countries, difficult to say that housing
conditions in those countries are similar. We cay that expenditure on
housing as an indicator shows us the rate of pssgrethe housing sector in
a particular country. However, these percentagesotished enough light on
the housing situation considering the disparitiesMeen these countries in
social, economic and demographic terms, and indbgree of housing
availability and types of housing found in eachiafse countries.

3.4. Housing Prices
Housing prices are subject to direct manipulatignpliblic authorities as

well as to fluctuations in supply and demand fordésusing affordability
which is measured by house price-to-income ratioy rdéfer between
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industrial and developing countries. As seen inldah the ratio of house
price-to income in developing countries is highert in industrial countries.

Table 7
Housing Price - Income Ratio

Developing countries| House price/income Industalntries House price/incom
Tunisia 7.8 Norway 3.8

Egypt 7.5 Canada 4.8

Nigeria 6.1 Germany 4.4
Malaysia 6.0 U.K. 3.7

Turkey 5.7 U.S.A. 2.8
Morocco 4.6 France 34
Indonesia 4.5

Most data are for the mid-to-late 1980s.
Source: The World Bank, 1993.

The differences in this ratio indicate that housiagrelatively more
expensive in the developing countries than in teeetbped countries (The
World Bank, 1993). However, the price-to-incomeiads expected to be
higher in industrial countries than in developinguatries. This can be
explained by the distortions in the housing markethe sense that markets
with unresponsive supply systems may have a conipalsahigher housing
affordability ratio than the countries where therlked is responsive to
supply systems. “While there are situations in \White ratio can be higher
in a less distorted market or lower in a more distb market, it is
consistently true that markets with unresponsiv@pblu systems have
comparatively high house price-to-income ratioslavtihose with the most
responsive systems have comparatively low ratiitsd.( p. 96).

Housing market distortions become more obvious wlidata on
individual cities are looked at (Table 8). Thereais immense diversity
among these cities in terms of housing affordab#ibd construction costs.
Housing market distortions and the diversity ofadam housing affordability
and construction costs make it difficult to estsibla theoretical relationship
between them. When, for example, Jakarta and Ystaare considered as
similar-sized cities in countries of comparable pead income, it can be
seen that the construction cost per square metrstambul (110 $) is almost
twice as much that in Jakarta (which is 65 $ parasg metre). And in
Algiers where housing affordability is highest witll.7, the construction
cost reaches a high value of 500 $ per square metre
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Table 8
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Housing Prices in Selected Cities

1990 House price to income ratio+ Construction costefsgg m.
Algiers 11.7 500

Ystanbul 5 110

Jakarta 3.5 65

Karachi 1.9 87

+Median price of house
Source: The Economist,

a multiple of median ahhousehold income.
uly 1995.

Variations in housing prices occur in similar typeg housing in
different countries. Also house price indicatorgyvaccording to tenure
relations and regulations in these countries. énddise of rental housing, for
example, the available data indicates that “..tektive cost of similar
dwellings, compared with the cost of other consugwrds and services, is

far more variable among developing than among im@dliscountries,

.in

addition, relative costs of rental housing werenfbto be considerably lower
in countries with actively enforced rent controllhe World Bank, 1993,

p.96).

Table 9

Housing Units by Tenure

(as percentage

(most recent estimates) Owned Rented Free of fent Other
Qil exporting countries

Algeria 63.C 24.€ 12.4

Bahrain 48.2 33.6 8.6 9.6
Nigeria 37.0 44.0 17.0 2.0
Oman 70.2 19.8 9.0 1.0
Middle income

Egypt 30.9 44.6 24 .4*
Malaysia 63.4 25.0 11.6
Morocco 41.2 43.3 11.7 3.8
Pakistan 78.4 7.7 13.9

Tanzania 56.1 38.0 5.9
Tunisia 78.9 12.6 8.5

L east developed

Benin 76.8 10.1 11.5 1.7
Comoros 87.5 3.1 2.6 6.8
Sudan 85.9 8.0 3.0 3.1




A Preliminary Survey of the Housing Sector in GZGuntries 111

| Yemer | 78.C 8.C | | 14.C |

* Of this figure; 16% stands for housing not yefjaiced, 4.4% purchased and 4.0 other.
Source: Housing in the World, U.N., 1993.

The legal rights and obligations related to theusgc of tenureship
differ immensely among the OIC countries. This igimy due to the fact
that property rights, regulations of rent conteoid systems of tenureship in
general differ not only among countries with diffiet income levels but also
among similar income groups of countries accordingtheir political
systems and their approach towards housing poliétepulation density,
urbanisation and abundance of land are also impoffectors affecting
ownership. Table 9 presents the housing units byreein some of the OIC
countries. When looked at within different incomeups, the percentage of
owned housing appears to be high in the least dpedl countries. This
might result from differences in the characteristaf the housing supply
regimes; from the diversity of property rights amgahese countries; or else
from the abundance of land as in the case of Statagxample. Also these
data might be disguising some factors like co-ajperaownership systems.
In short, property rights and tenure systems shbaldnalysed separately in
each country to shed more light on their housiryigion systems.

4. ASPECTSOF HOUSING IN SELECTED OIC COUNTRIES

In order to see the different aspects of housingblems in the OIC
countries, four case studies are presented irs&tson. These countries are
not chosen because they are representative ofoaltitng problems, but
because there are adequate information and datheom to enable us to
present a history of their housing policies. Withhre limitations of the
available data, this section will try to descrilte thousing policies, their
incorporation into the development plans, housiragkets and problems in
Saudi Arabia, Turkey, Egypt and Indonesia in adnisal perspective.

4.1. Housing in Saudi Arabia

Housing policy in Saudi Arabia is incorporated imetyear Development
Plans. So far, four development plans have beeinpuieffect and the fifth
one covers the period 1990-95. Housing expenditnae: up 13.1% of the
GDP according to the most recent estimate (SeeeT@plAs opposed to
many countries where the private sector plays agmiant role in the
housing sector, it is the government who is mofitlgncing and providing
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private housing in Saudi Arabia. The private seaepends largely on
government financial assistance which has fundsize@able proportion of
private housing at zero interest rate. During fih&t five-year development
plan (1970-1975), Saudi Arabia faced a serious ingushortage which was
due to the influx of foreign workers and the inieg migration of the
Saudis from the rural to the urban centres.

As a result, the provision of decent housing becamational objective
since the early 1970s. The first housing agencyavganised in 1971 as the
General Housing Department under the Ministry afafice and National
Economy, which was later upgraded to a full miyistr 1975. The Ministry
of Housing had two types of housing programmes. @nRush Housing
Programme aimed at alleviating the housing shorteifgn a short span of
time by constructing high-rise multi-storey apantinélocks. The second
type is the General Housing Programme which aimezbastructing mini-
cities for low and moderate-income Saudi households

Table 10
The Role of Principal Contributors to Housing Degghent in Saudi Arabia

through building permits

Ministry of Electricity
and Industry

Provides electricity to houses
through electricity companies

Encourages housing
development

Ministry of
Agriculture and water

Provides major water
installations for cities, towns an
villages

Encourages housing
Hdevelopment in urban
and rural areas

Secto Agency Role and Function Putative Effect
Ministry of Finance | Assesses number of population Assesses housing nded
(dept. of statistics)

Ministry of Planning | Formulates housing policies irddts housing
development
Ministry of Housing Provides public housing Incsea housing suppl
P | Ministry of Municipal | -Allocates land Controls housing
U [and Rural Affairs -Provides free plots (land grantg)development and acces
B -Sanctions subdivision plans fof to land
L private lands and provides
| infrastructural facilities
C -Controls housing development

Authorities of Water
and Sewerage

Provides water and sewerage fq
cities and towns

IEncourages housing
development in urban

areas
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The REDF Provides interest-free loans to | -Increases the number df
(Associated with citizens to build their own housg®wner-occupiers
Ministry of Finance) |in urban and rural areas -Activates the housing
market
The Saudi Credit Provides limited interest-free | Improves the quality of
Bank loans for housing repair stock housing
P | Urban Development | Regenerate inner cities Increase housing supp
R | Corporations in
I | Makkah, Madina and
V [ Riyadh
A
T | Housing investors Provide housing for rent and gdlecrease housing supply
E
Individuals Satisfy housing need Increase housimply

Source: Al-Rahman, H.A., 1994.

The first development plan recommended the estabbsit of the Real
Estate Development Fund (REDF). This institutiorseatablished in 1974
to mobilise finance for housing and real estateetiggment by providing
interest-free loans and to encourage private seesidential buildings. “The
fund is administered by the Ministry of Finance &mtional Economy. The
REDF manages two types of loan activities. One isna-term (25 years’
maturity) interest-free loan programme for the d¢artion of owner-
occupied houses. The other is a medium-term (18syeaaturity) interest-
free commercial loan programme for the developméimivestment-oriented
residential housing for eventual renting.” (Tun¢dlf87, p.349).

Housing in Saudi Arabia can be divided into thremugs: public, private
andwagf(charitable foundation). As stated above, the Sgadernment has
played a crucial role in the provision of housir@y &ll sections of the
society. The REDF which plays a prominent role tie thousing market
promotes its policies within an Islamic frameworkda considers the
provision of decent housing a basic necessityterimdividual and a duty of
the government. “Land use planning has also a tdirflcence on housing
provision through a set of regulatory measuresuitiog development
controls, such as zoning and land subdivision egguis. Fiscal controls on
land prices and housing development are not appheSaudi Arabia for
various political and administrative reasons” (AdfRnan, 1994, p.14).

Table 11
Planned and Achieved Housing Targets in the Deveéop Plans of
Saudi Arabia

y
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(Number of houses)

Public Sector Private Sector Achievemgnt

Development Plan | Ministry Other REDF Private Total level of

of Governmt. | sponsore targets %

Housing [ Agencies d

70-75 | Planned
1St Achieved 87,50(
75-80 | Planned 130,500* 122,100** 225,6p0
2nd Achieved 104,600 150,000 254,6p0 113
80-85 | Planned 32,900 53,30 103,000 78,000 267,000
3rd Achieved 17,800 121,600 195,000 103,400 437,800 164
85-90 Planned 7,800 67,20 150,000 60,p00 285,000
4th Achieved 2,207 64,400 87,000 37,000 172,607 61
90-95 Planned 5,676 - 78,792 36,741 121,209
5th Achieved - - - -

*  General figure for public sector.
*  General figure for private sector.
Source: Al-Rahman, 1994.

As Table 11 indicates, following the housing politygasures taken by
the first development plan and the government'scesg in the housing
programme, the 1970s housing gap was closed texteat that there was a
housing surplus. The overall achievement of theshruprogramme in the
second development period (1975-1980) was 113%etarget. Similarly,
the target was exceeded by 164% for the third deweént plan period
(1980-85). This excess housing supply can be eaxpthiby several
interdependent macro-economic factors some of whae: firstly,
government revenues from crude oil were reducet thi¢ unexpected glut
in the international oil market; secondly the growff the economy slowed
down affecting thereby the construction sectoirdt, when a number of
private companies went out of business, the forgigrkers who lost their
jobs went back to their countries lowering the dedor housing. The other
factor was the completion of public sector projeatts: time when there was
an obvious drop in the demand for housing. This atafie end of the third
plan when work on those projects was so advancaditiwas considered
economically sounder to finish rather than abarttiem (Tuncalp, 1987).

To conclude, it could be said that efforts madgaohave been very
successful in satisfying demand for housing andsequently increased the
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number of owners/occupiers and lowered the rentsventer, if the housing
policy in Saudi Arabia is to be reviewed, it coudd pointed out that the
financial reliance of private sector housing on skete could be reduced on
the grounds that the private sector has great pakerin funding private
housing and also that the surplus of governmerguress from housing
could be redirected to other forms of public expemds.

4.2. Housing in Turkey
4.2.1. Housing in Historical Perspective

The housing problem in Turkey has reached signifitavels mainly as a
result of the rapid increase in population and k& tnigration from rural

areas to urban centres. According to the 1990 sersb% of Turkey's

population lives in cities. It is projected that the year 2000, 70% of the
population will be urban. Turkey has adopted vasitwusing policies in
different periods of the history of the republico®uction of mass housing
in Turkey started first in Istanbul in 1922. Buetfirst building co-operative
attempts started in order to find solutions to hogiSor the increasing
population of the newly founded capital city Ankafauring this period,

mass housing projects were carried out by the staiéich mostly

concentrated on housing for civil servants. Fro37.®nwards a housing
allowance has been granted by the government.

The period after the second world war was markedrbincrease in the
rate of urbanisation, an increase in the populdtigdhe industrial sector, and
the setting up of workers’ unions and social seguinstitutions. Rapid
urbanisation and the increase in shanty town setihts necessitated the
establishment of the Ministry of Construction andulding in 1958 and the
need to design national housing policies. In theodel1945-1960, housing
projects were shifted from housing for civil serigato housing for workers
and the shanty town areas. On the one hand, trstraotion of shanty town
houses decekondiin Turkish means built overnight) was banned, andhe
other hand, measures were introduced to preventdhstruction of new
shanty houses. These consisted of provision oficlasal, low interest rates,
long-term housing credits and some technical assist However, because
of the lack of urbanisation and settlement policlessed on national
economic development strategies, these measurgsdoto be of no avail.
Land speculation continued unhampered, existingimgupolicies and land
distribution methods provoked further speculatamdencies.
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During the planned period which started in 1960anges were
introduced in the housing policies. For examplethia first planned period
(1963-1967), it was decided that housing investsiehbuld not exceed 20%
of the total investments. Also in this period, afa the first time,
gecekonds were declared not illegal but as social and exdniphenomena.
In the second planned period (1968-1972), the dilsation of the planning
phase was brought forward, and the state was thdogimtervene in the
housing sector more as an arbitrator than as asiar In the 1970s, mass
housing began to be seen as a solution to the hgysibblem and state
policies were geared towards motivating the privadasing companies and
local housing co-operatives. The state was mostiglved in the building of
disaster housing and lodgings which comprise alspnaportion of all the
mass-housing projects anyway. This trend can be ise€able 12 and Chart
1 which shows the completed residential buildingsype of investors, and
also in Table 13 which shows the increase in theber of building co-
operatives from 143 in 1970 to 1127 in 1991.
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Chart 1

Completed or partially
completed new residential
buildings by type of investor

E Houses
B Apartment h.

Apartment h.
Houses

Private
enterprises
Construction
coop.
State
enterprises

(According to occupancy permits)
Source: SIS, Turkey, 1995.
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Table 12

Completed or Partially Completed New Residentialduogs by Type of Investor
(According to occupancy permits - 1991)

Total Private enterprises Construction coop. Staterprises
number off number of | number of number of | numberof number o number pf number o
Total buildings| dwelling units buildings | dwelling units buildings | dwelling units buildings dwelling units
Houses 36899 41262 28819 33048 8024 813( 57 84
Apartment
houses 50607 186308 46724 127969 354y 53712 331 7 462

Source: SIS, Turkey, 1995.

Definitions of terms and phrases used in Table 12:
House: building intended for residential use with ongwo dwelling units, regardless of the number ofeys.
Apartment house: residential building with three or more dwellingits, regardless of the number of storeys.

Dwelling unit: a separate or independent enclosure used fateres® by a single person, a family, or a groupes§@ns having a covered
roof and separate access to a street, corridegramon place.
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In the 1980s, the housing supply systems in Tudeybe summarised
under two headings: a) housing supply for the panmrban areas; b)
housing supply for thgecekondwareas. Different forms of housing supply
for the planned urban areas are: private housingdymtion, housing
production by housing co-operatives, build-and-dgppe of production,
production by private housing companies and loaaleghment-initiated
housing co-operatives’ unions. Thyacekonduproduction can be divided
into private initiatives and half-organisegecekonduproduction (Tekeli,
1982).Gecekondunousing will be further discussed in the next isect

Table 13
Completed or Partially Completed New Residentialdogs and Additions
Built by Construction Co-operatives

(According to occupancy permit)

Houses Apartment houses
Number of Number of Total

Year | Number of| Number of dwelling Number ¢f dwedfin| number of

cooperativeg buildings units in buildings units in dwelling

house house units

1967 61 1198 81 2231
1970 143 1014 1022 234 2712 3734
1975 129 886 1121 885 6771 7892
1980 287 1079 1240 726 10816 12056
1985 365 1200 1336 1565 19937 21273
1990 709 6133 6268 3942 52298 58564
1991 1127 8023 8130 3547 53712 61842

Source: SIS, Turkey, 1995.
4.2.2. The Recent Situation

The government of Turkey established the Mass HhguBund (hereinafter
MHF) in 1984 to support the housing sector whictswadire straits. The
ongoing structural adjustment policies in the econded to increases in real
interest rates and big fluctuations in real waddwese fluctuations, in turn,
caused a bottleneck in the housing sector whicleengh with thousands of
unfinished housing units. The MHF mobilised resesrthrough taxes (like
the fund taken from travelling abroad), and on-lthe funds through the
banking system at low, fixed interest rates. Thhg, MHF led to more
production, protected the sector from the effedtthe adjustment policies
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and provided a domestic stimulus to the economgweéver, it faced many
problems as well.

“Production of housing was stimulated to levelsustainable given the
available funds, because of per loan subsidy @it&88 to 90%. The amount
of the subsidy was difficult to measure and wagdarthan commonly
appreciated. MHF expenditures came to substitutenfortgages to the
middle class, which could have been supplied bycdtm®mmercial banking
system without subsidies. The MHF therefore becant@rge drain on the
government budget. In response to these probleemirly terms were
changed and linked to wages so that the real vafueepayments was
maintained, mortgages were indexed so that higiwemie households could
be provided with loans by private financial ingtibms, and subsidies were
made explicit and were more carefully targeteghdrt by limiting the size of
dwellings which qualified for subsidisation. As esult of these and other
changes, the MHF was able to continue to cushierhthusing sector from
the effects of structural adjustment” (The WorlchBa1993).

The recent data on the facilities of residentidldiogs in Turkey shows
that almost 100% of the completed and partially pgleted buildings since
1985 have infrastructural facilities such as eleity, piped water, and
drainage (State Institute of Statistics, 1995). Aatgb in terms of housing
quality almost all of the residential buildings quieted since 1980 have
kitchen, bathroom and toilet facilities. As for tl¢her facilities such as
septic tank, natural gas, gas, central heatinghahdvater, only some of the
residential buildings are equipped with them. Frareple, according to
estimates made by the Ministry of the Environmenty 25% of the urban
population in Turkey is connected to a seweragtesy$Parker, 1995). Most
of thegecekondwareas lack infrastructural and critical facilitide running
water, sewerage, electricity, waste disposal anenétias like paved streets,
parks, health care, and educational and recreatendces.
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Chart 2
Households by type of dwelling (1989 figures)

801|712
701
601
501
40+

201 o
10+ :

05

Source: Housing in the World, U.N., 1993.

Chart 2 shows the households in Turkey by typewsdlling. According
to this data 94% of the housing units are housdsagartments. 5.5% of the
households constitute squatter settlements. Andih& marginal type of
housing refers to tents, huts, barracks, cavesHetwever, this classification
may be misleading since it is difficult to distingfugecekonds which have
been recently built as apartment houses, and the&tteq houses which have
been legalised through a pardoning process bysthweral governments from
the general categories stated in the chart.

4.2.3. Informal Settlements- Gecekondu Development

The rising urban population and shortage of affbkeldnousing have forced
low-income groups into informal settlements in roptlitan areas,
namely,gecekonduhouses which are illegal and unplanned. Examples
these spontaneous settlements are: ‘casbah’ inriAlgé&ourbiville’ in
Tunisia, and ‘bidonville’ in Morocco (Kelep and Ggr 1995).
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Table 14
Number of Gecekondus and their Population
Years Gecekondu Inhabitants % of Urban Po;l).
1955 50.000 250.000 4.7
1960 240.000 1.200.000 16.4
1965 430.000 2.150.000 22.9
1970 600.000 3.000.000 23.6
1980 1.150.000 5.750.000 26.1
1990 1.750.000 8.750.000 33.9

Source: Kelep, R. Kentlepme Politikasy, 1990.

According to the statistical data in Table 14, dgrihe period 1955-
1990 gecekonduhouses increased from 50,000 to 1,750,000. Instree
period, gecekonduopulation increased from 250,000 to almost 9iomill
This means that in terms of the overall urban patah about 34% live in
gecekonds. There are common featuresgeicekondihouses which can be
summarised as follows: “Usually they are built a@mebody else’s land
without the owner’s permission, they are constmictégthout regard to
building codes and regulations, they are built witha building permit, and
the areas where they are found are either incemistith residential use, or
used in violation of city development plans andeottand use regulations
(ibid., p.140). Recentlygecekonds have been built spending more time and
money than before; there are evgecekonds as apartment houses with
three or more storeys.

With the newGecekondu.aw passed under the sixth and most recent
development plan, some measures were introducelity Rabjectives of
upgrading, demolition and prevention gkecekonduhouses have been
adopted as before. This new law empowers munitigslito limit the
construction ofgecekondwsettlements, to increase their land area. The new
law also makes it compulsory for tigecekondunhabitants to pay user fees
for the services provided by the municipalities rikea; Kelep & Geray,
1995). Along with cheap urban land, financial suppe also provided for
the gecekondufunding. The first type of funding is used by the
municipalities to buy and expropriate land for gas housing projects. The
secondgecekonduund is under the Mass Housing Fund which is nyainl
used for public services, infrastructure and maiatee. This fund is also
used in providing credits for low-cost housing Fmmeless families (Kelep
& Geray, 1995).
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4.3. Housing Policy in Egypt

Until the late 1950s, financing and construction hafusing were mostly
carried out by the private sector in Egypt. In 19%8h the new policies as
part of Arab Socialism, some measures such ascaritol and efforts in
public housing were introduced (Feiler, 1992). Ehe@seasures generally
favoured the low-income groups. “During the 1960% average annual
investment in urban low-income housing was 5 to @lion Egyptian
pounds, which enabled the construction of nearlypd® units per year.
During this period the state intervened in the hmysmarket not only
directly, as an agent, but also indirectly. The @ntrol acts, the increase in
the price of construction materials (due to theriet®on of imported goods)
and the rigid bureaucratic formalities which privahvestors had to face,
reduced the development of new housing projecksd (i p.298).

Towards the end of the 1960s, the government staséarching for
private sources of financing in favour of the hogssector. This tendency
became stronger in the Sadat era. New plans wigiged to reconstruct and
improve housing as well as reduce the populationsithe in Cairo and
Alexandria. “During the 1970s not only new stateme@ construction
companies were established but also the privat®rsa@s encouraged to
invest in the construction sector. As part of th@w state policy in the
housing sector, the Egyptian government initiatezl development of New
Towns”(ibid., p.299). When the period 1960-198®isked at, it can be seen
that public housing units were less than the peivakector housing
production.

The percentage of the annual change in the urbpalgion in Egypt
between 1985-1990 is 3.6. (Table 1). In the 1980, the ongoing rural to
urban migration and with the influx of foreign cegpiinto Egypt, the demand
for housing increased in the urban centres, andogslfy in Cairo. There
was a boom in the construction of luxurious buiiginwhich in turn
increased the costs of real estate. Landlords elaayge fees for the right
to rent which is called key money, and kept thkitsfoff the market waiting
for rich people to rent or tended to sell at extdémary prices and conspired
to oust tenants from rent-controlled building sattthey could sell the land
at big profits. Since there were no substantial suess to control these
tendencies, and no taxes, land speculation inalg@#sd.).
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The population of Cairo grew at a rate of 19.3%weetn 1976 and 1986.
Cairo City holds 35% of the urban population acamgdo 1990 statistics
with a growth rate of 2.2% between 1990{8Buman Development Report
1995). With the high increase in residential dgnsihd with the increase in
demand for housing without sufficient supply in theusing sector, the
informal housing sector expanded as we have seesther mega-cities
before. The informal housing sector in Cairo reacl3d% of the total
housing sector by the 1980s. Parallel to the irseréa this type of housing,
several environmental, sanitation and health problexist in today’s Cairo.
For example, because of a lack of basic infraatrectalthough 70% of the
city is connected to the public sewerage systerly, 5% of waste water
collected is fully treated. The rest of the wastdex is only partially treated,
and most of it is carried untreated for 200 kilorestby open canals to Lake
Manzaleh, and then on to the s&ad€ Urban Age1995).

Chart 3

housing units by tenure
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Source: Housing in the World, U.N., 1993.

Chart 3 above shows the households by type of ¢emuEgypt, where
45% are renters, and 31% are owners. According ltoasing Indicators
Survey, in Cairo, low-income families may spend 16#4heir incomes on
housing, while more prosperous families spend dhlpr 6%. Renters
comprising about 70% of the population of Cairorgap®n average, only
about 8% of their incomes for rent (The World Bark©93). The
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fundamental reasons behind the severe housinggmasbin Cairo and in
Egypt in general can be characterised by the fafigypoints. Firstly, there
is a serious shortage of rental housing and thgtiegi units of housing are
poor in terms of maintenance. Secondly, new housitits are built mostly
to be sold so as not to increase the stock of rbiotasing. Most of the new
houses are sold at very high prices. Thirdly, thera black market for the
new rental houses where the tenants pay largeomp-fums in the form of
‘key-money’. And paradoxically, there is a very lhigacancy of housing in
the face of a serious housing shortage (The WaaltkB1991b).

The New Towns Project, which aimed to alleviate {hapulation
pressure on Cairo and to reduce the conversionatdiable land into
urbanised land, turned out to be a failure. Fourifprojects with the same
target, and for a more sustainable housing polieking, it is important to
understand the reasons of the failure of the NewrBato attract inhabitants.

These reasons are summarised by Feiler as follbhere was a lack of
co-ordination between the various government agsndhere was also a
lack of employment opportunities and social faig#t it was prestigious to
live in the old towns; the new towns did not ofteousing for different
income levels other than the low-income households, a result
professionals and civil servants were reluctantmtove in; the price of
housing units were too high for the lower incomeugs; and as a result of
the tendency of low-income households to live irownities, many
potential New Town residents preferred to live inuaplanned conventional
suburb rather than in a planned new town (Feil@82). Therefore, housing
policy planners should not only treat housing ag@mmomic sector but also
as a sector where socio-cultural values equally ey to success or failure.

4.4. Housing Policiesin Indonesia

Indonesia did not have any significant and effecthousing policies until
the mid-1960s. Housing was mainly supplied by iidiials. The designing
and implementation of housing policies started witiree important
decisions made in 1974. “First, the National HogsiRolicy Board,
consisting of three ministers in charge of (intectsral) formulation of
overall housing policies, was established. The sga®ecision was to create
the Urban Development Corporation (Perumnas). Kinialwas decided that
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the National Savings Bank (BTN) would also act &@asing mortgage bank
to provide owner-occupier housing credit” (SeongiKy987, p.147).

Housing programmes started to be carried out effdgtin 1976 during
the second five-year development plan (Repelitaj41®979. The Urban
Development Corporation was mainly concerned wihth ¢onstruction of
low-cost housing. Private housing developers wevéddd to construct with
the support of housing ownership loans made byN#égonal Savings Bank.
The Building Information Centre (BIC) was estabédhat every provincial
capital city to undertake the responsibility of easch in local building
materials and of training of housing specialisteey{l were responsible for
housing, sanitation and community health programiméise rural as well as
the urban areas (ibid.).

In recent years, the scale of public programmesoimsing construction
has decreased. The private sector is expectediltbrbare than before with
assistance from home-ownership loans. Land fordost-housing is one of
the major problems. Although Indonesia was a lateer in the field of
implementing housing policies and programmes, imggeffort was made to
catch up with the construction of urban low-costiging.

As mentioned earlier in this study, Kampung Improeat Programmes
(KIP) in Jakarta have attracted worldwide attentifom their realistic
approach and affordability for the other developimuntries. Relatively
secure property rights given in the Kampung Prognamwith investments
in infrastructure, sanitation and health facilifia worked for the benefit of
the community, with new incentives for householdsrivest in upgrading
their houses, and stimulated further private innesit.

The most important point about the Kampung Prograrsrthat it was
first initiated at the local government level irkdeia and Surabaya and then
facilitated and supported by the central governnzena nation-wide scale.
After the success of the programme of improvingltiweincome settlements
(kampungs) at the local level, the Indonesian Guwent, the Dutch
Government and the World Bank further assistedKiife And by the 1980s
KIP was prepared at the national level and integranto the five-year
development plans as a full-scale National HouSirmgramme (Seong-Kyu,
1987).
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Finally, a look at the housing conditions in termf the facilities
available to the households presents a case wheréndusing sector in
Indonesia still faces many problems. Charts 11al&] 13 show the housing
conditions with respect to households by sourcesadé water, source of
lighting and by toilet facilities in 1990 statisdic
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Chart 4

households by source of drinking water (1990 figures)
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In terms of housing units by water facilities, orl2.9% of the total
population receive piped water. About 64% of thewation use unreliable
and unhealthy water supply systems such as air puamg wells. The
remaining 23% of the households use springs, rigadsother groundwater
systems which poses risks of contamination (CHartAs for the situation in
the capital city Jakarta, “...only 14% of the 8limit people living in the city
receive piped water directly. About 32% purchaséeewaom street vendors,
and the remaining 54% rely on private wells. Thene in the city more than
800,000 septic tanks, installed by local contragtdully financed by
households themselves, and maintained by a thramigcompetitive service
industry” (Serageldin, 1994, p.14). The existentesuxh informal, private
initiations and hidden economies are an outcommarfequate services by
formal institutions in the urban settlements.
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Chart 5
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Chart 6

households by toilet facilities (1990
figures)
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Source: Housing in the World, U.N., 1993.
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Charts 5 and 6 present households by source diriggtand by toilet
facilities in Indonesia. According to these mosterg estimates 44% of the
households have electricity. Of the remaining hbobis 10.8% use pressure
lamps and 45.2% use kerosene. Another housingtguatlicator which is
the percentage of households with toilet faciliiiedicates that only 17.5 of
the households have private toilets with septik¢aBut a high percentage
of 42.6 households have unconventional and unhetdilet facilities. It can
be noted here that Indonesia is among countriesemie private sector is
increasingly being mobilised for wastewater and datwld infrastructure
investments. Faced with constraints on public fowag like many other
developing countries, private sector investmenspeeially build-operate-
transfer schemes are multiplying.

5. CONCLUSIONS

The formulation of housing policies in the OIC cties is a task of great
importance. The formulation of housing policy nestdes contextual
analysis both in terms of the dynamics of the huyssector and the
assessment of the housing needs over a plan perithé relevant country.
While in some of the OIC member countries, insitiodl development in the
housing sector necessitates a move away from dintetvention by the
government toward managing the housing sectorderdio ensure adequate
and affordable housing for all, in some other cdestthe case might be
necessitating more government intervention. Eachinity should be
assessed in its own right in terms of property tdgHand regulations,
infrastructure systems, and environmental implaraiof housing provision.

Strategic priorities have to be set for differeypes of countries. The
least developed OIC countries, with rapid urbanwginoand inadequate
institutional and infrastructural systems and with well-defined traditional
property rights, should have certainly differemagtgies of housing policies
than the middle-income and oil-exporting OIC memtumuntries. In the least
developed countries priorities should be givenhi® provision of adequate
infrastructure, the relaxation of standards ofdlarse and building, the
establishment of mutual credit associations foraditcing housing, the
institution of mortgage lending by financial instibns, etc. The Grameen
Bank in Bangladesh is one of the best examples reflitc initiatives
extending credit to the landless and homeless peopl
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For the middle-income countries who mostly faceioser structural
adjustment problems like Turkey and Egypt, the nitiess for the housing
sector should involve fiscal and financial policiesthese countries, as well
as in the others, it is necessary to strengthennttéutional framework in
order to co-ordinate the macroeconomic and secpmiadies and to prevent
the possible overlapping of critical measures.ha more successful high-
income OIC member countries like the oil-exportic@untries, a problem
may arise from the rigidity and inflexibility of ¢hhousing supply systems.
Therefore, the most important strategies to berme¢d in such countries are
related to the supply of housing.

New ideas and recommendations for housing finamcepsomotion of
integrated community development necessitates rooreperation among
the OIC countries, and the exchange of various réepees and approaches
is needed. Co-operation is mostly needed in teffnshi@ring experiences on
housing projects in order to assess the reasong@mtitions of successes
and failures of diversity of projects and housimjges. Economic activities
should be stimulated by new public-private sectartnerships linked to
multi-source financing, innovative technologies aamtess to small-scale
credit systems which at the end of the process imiprove housing
conditions and therefore the quality of life.

To sum up some of the findings of the survey ofhlibasing sector, it is
first of all important to emphasise that issuefafising should be viewed as
a barometer of social and economic growth. Houginticies cannot be
approached without considering population issuesh sas migration and
population growth. The quality of housing and thelgy of the environment
in general and residential environment in partical@ intertwined. Housing
policies and programmes should be concerned withl loultures, socio-
cultural values and preferences of the societieg &ne being designed for.

To make housing more affordable for all income gyubut more so for
low-income groups, efficient and equitable houssngply systems must be
ensured. “Especially for the least developed anddfeiincome countries
government support must continue to provide segitatahrough various
public and private partnerships. Financial insiia$ should seek to
understand and design technologies to accommodate economic
characteristics and financial needs of borrowei®ie( Urban Age 1995,
p.13).
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And lastly, it is extremely important to state thihe lack of detailed
statistical data and modified indicators on housggn important limitation
in analysing and assessing the housing policieshanging situation in the
OIC member countries. The collection and disserionatf detailed data on
the housing stock and the condition of such stdubukl be given more
importance in order for researchers to be abledegnt more comprehensive
surveys on housing in the Islamic countries.
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Table 14
Housing Conditions in Turkey
Completed or partially completed new residentialdings and additions by facilities included andye
(According to occupancy permits)

135

Total Facilities of residential buildings (2)
Years number of
residential Electricity Gas Piped Central Ho Degge| Septic | Kitchen Bath Toilet Parque
buildings(1) Natural g. water heating water tan room floor
1970 A 35229 32967 1168 33045 1384 9938 16959 1838485071 34778 35299 1571
B 26408 24166 36 24269 9 10954 154%4 26180 2588726408 173
C 8891 8801 1132 8776 1375 993 6005 28386 88p1 8891 8891 1398
1975 A 44122 44118 1560 44106 5012 3028 25693 184284122 44122 44122 7661
B 20767 20763 11 20754 1 1 894 11821 20767 2076720767 207
C 23355 23355 1549 23352 5011 3027 16747 66008 233523355 23355 7454
1980 A 58970 58837 619 58875 4028 2408 39380 195968970 58970 58970 11532
B 26379 26271 2 26284 159 118 14714 116p5 26379 3726 26379 25
C 32591 32566 617 32591 3869 229D 246p6 79p5 32p932591 32591 11507
1985 A 49380 49366 299 49340 2173 747 34332 150489380 | 49380 49380 23693
B 20425 20416 3 20391 150 47 11647 8738 20425 2042 20425 8734
C 28955 28950 296 28949 2023 70Q 22645 63[L0 28p588955 28955 14959
1990 A 89217 89178 55 89154 6054 2158 64363 248549218 89217 89217 58634
B 36048 36009 16 35985 336 156 21305 14743 360486048 36048 21754
C 53169 53169 39 53169 5718 200p 430p8 10111 53[L693169 53169 36880
1991 A 87506 87506 33 87506 5645 1523 63236 242707508 87506 87506 57709
B 36899 36899 3 36899 755 95 22301 145p8 36899 98B6B 36899 22684
C 50607 50607 30 50607 4890 1428 40985 962 506080607 50607 35025

(1) also includes those residential buildings whdohnot have such facilities as electricity, gagural gas, piped water.
(2) covers residential buildings which have faigbt
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Source: Building Construction Statistics 1991, Stastitute of Statistics, Republic of Turkey, 1995



