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I. 	 Introduction
 

The first full quarter of the implementation of the Limited Scope Grant
 
Agreement for technical assistance to the Ministry of Housing in Zimbabwe has
 
met with a number of problems not entirely unanticipated at the beginning of
 
the project period. The Ktnistrys commitment to use brigades to build low
income housing has hardened with early reports of their apparent efficiency and
 
effectiveness in two Secondary Towns. The use of aided self-help under the
 
USAID project is currentiy, seen as a "one-off" exercise which will not have
 
a lasting influence on national housing policy in urban areas.
 

The size of the smallest acceptable core house is presently four times what
 
the minimum wage earner can afford.
 
Reliance on the servicee of expatriate advisors is low and often then only for
 
routine administrative functions.
 

Fortunately there are tentative signs that at least at the technical leyel the
 
Ministry's attitudes on all four issues may change during the next few months.
 
It is not impossible that political attitudes will also change once the financial
 
consequences of current policies become better known both within and without the
 
Ministry.
 

As a consequence of the above mentioned difficulties progress in implementing the
 
USAID - funded schemes has been slowbr than anticipated. It has been difficult
 
to define a goal - oriented work program. Before outlining particular tasks 
accomplished during the quarter, a brief description of the modus operandi of the
 
Ministry of Housing is given with a view to defining how advisors fit into the
 
work scene.
 

II. 	Modus Operandi
 

The modus operandi of the Ministry of Housing is based on the following
 
four premises :

1. 	Policy making is essentially a political process in the hands of the
 
Minister and his Deputies.
 

2. 	Civil Servants are subservient to policy-makers and are seen as the
 
instrument by which policy is implemented. /
 

3. 	Expatriate advisors have no role in advising on policy matters lest they
 
be perceived as dictating policy.
 

4. 	Expatriate advisors have no role in implementing policy except in
 
cases of local staff shortage.
 

Underlying these premises is the assumption that all policies can be made to work
 
given the right technology.
 

In other words the Ministry of Housing has adopted a firm policy of using its
 
expatriate technical assistance advisors in a highly controlled manner.
 
Ministerial Advisors are seen as agents of foreign aid organizations employing them
 
and nbt as representatives of the Ministry. As such they fall under the protocol 
required of foreign visitors to the country. The channels of codmunication between 
advisors and parties outside the Ministry are strictly controlled. To avoid situations 
where M.O.H. might be seen as having policy being dictated by foreign agents, advisors
 
are never consulted on matters of policy. To avoid the possibility of advisors
 
subverting government policy they must attend meetings only in the company of bona fide
 
Ministry representatives.
 

2/,,., 9
 



-2-

The principles of this new post-Independence modus operandi were spelled out
 
in a high-level meeting held between BRUDO and MOH in 
 Harare on 20 January 1983.
Refer to Annex A. It is important to note that the two USAID advisors are th6
 
first long-term 
technical personnel to be fielded by USAID in Zimbabwe. They'

are among the first advisors ever 
to be attached to the Ministry of Housing,

The current Secretary came to the Ministry (and also to Government) only days

beforo the arrival of the Advisors. It is only natural, therefore, that
 
working relationships need time to be established and loyalties developed. At no 
time have issues been personalised. 

III. 	Work Accomplished 

The following description of work accomplished follows the terms of
 
reference outlined in the advisors contact 
1

1. 	Assist MOH to establish systenk for project identification, feasibility
 
analysis and selection
 

Preparation of Project Delivery Plans for the Secondary Towns is seen as
the vehicle by which such a system can be developed. The PDP contains the definitive 
description of a project. Council officials in Marondera, Kadoma and Chinhoyi

have been requested to draft sections of their respective Plans making reference
 
to standard costing tables. 
 See Annex B. After review by the Ministry it ip possible
that 	PDP format will be established as the standard way of documenting projects for 
submission to MOH for approval.
 

It is envisaged that a micro-computer could prove useful in the preparation and 
review of project delivery plane. To this end the advisor prepared a detailed
justification for the acquisition of such a system for approval by USAID. See 
Annex C.
 

2. 	 Co-ordinate with other donors to ensure rational use of scarce resources 

Two potential areas of overlap with other donors are (1) procurement of 
commodities and (2) training of shelter sector personnel. Co-ordination with 
the UNDP/USAID - funded pilot project for Kwekwe and Gutu was achieved with
regard to acquisition of vehicles and equipment. No duplication of these items will
 
occur. See Annex D for approved list for USAID - funded equipment currently being

procured. No items have been received to date.
 

Although implementation of t::aining programs is some months away, liaison with the 
following agencies has already occured to minimize duplication and maximize 
co-operation:
 

UNCHS/Danida 	 Mr Yap Kioe-Sheng 
UNCH 	 Mr David Pasteur 

IBKD 	 Mr Ian Hamilton 

Contact will be made next quarter with the ODA team established in Ministry of Local 
Government and Town Planning. 

3. 	 Provide recommendations to MOH based on analyses of critical constraints in 
the low-cost shelter delivery system
 

With 	 the realization that the Ministry's position on the minimum size-of core 
house was hardening the advisor prepared a detailed and unsolicited "options" paper
analyzing the relationship between housing standards and prices in the particular cage
of Parkridge/Fontainbleau. 
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The paper, currently being reviewed by the Secretary and his two Deputies,

recomends a reduction in the size of the minimaum acceptable core house designated

for below-median income households. 
See Annex E.
 

The advisor prepared a short paper on the impact of the. "growth pole" strategy ctf 
development on the operation of the Ministry. This paper requested bywa; the 
Secretary.
 

Two other papers making recomendAtions about the role of the private sector and 
the future use of brigades are dealt with under paras 4 and 5 below.
 

4. Assist in developing monitoring and evaluation systems 

Activities on this task during the quarter were confined to a special exercise.
 
to determine actual costs of brifade-built core houses meeting the Ministry's

current minimum standard of and rooms. and
50mn four The advisor a Ministry
representative visited five Secondary towns to monitor construction and production

brigade operations and obtain verifiable cost information. The findings are
summarized in Annex F. Only two of the five centres were actually operating

construction brigades. 
 Current house costs were reasonable but there were indications
that significant increases would be incurred in the near future. These would be

caused by weak site supervision (Kwekwe), %earing out of existing plant and

equipment and exhaustion of currently "free" materials for making concrete blocks
(Marondera), and increased labour costs owing to trade testing (Kwekwe and Marondera).
In all cases it was clear that the level of brigade production was considerably bolow
 
that needed to cope with the backlog of housing in each area. The recommendations 
are currently being revirwed by the Secretary.
 

5. Assist with project implementation
 

(a) Parkridge/Fontainbleau Phase I
 

The advisors recommended reinvesting the $5 million in escrow for a further
3 months ending 30 Apeil 1983 'ni- the assumption that a revised PDP developed in
 
liaison with the City would be substantially completed by 25 Feb 83. Unfortunately

the new modus operandi dictated that the channels of communication with the City

of Harare go through the Town Clerk, Official authority to liaise with the Council
 
was received by the advisors on 18 March 1983. 
 By that time the affordability issue
 
was sufficiently focused to render meaningful work on the EDP very difficult. 
It is
 
likely that a decision to reinvest the money for another 3 months will be required beforf 
the end of April. 
The advisor Co-ordinated Ministry review of the proposed training program
subsequently approved by the Secretary.
 

(b) Parkridge/Fontainbleau Phase II
 

The Project Managers have proceeded to tender all infrastructure work for
the 3,264 stands in Phase Ii. The advisor has acted as Ministry liaison in the matter,

owing to a shortage of staff in the Ministry.
 

(c) Secondary Towns
 

The advisor has monitored the progress of the physical design of the site
plans for Marondera, Kadoma and Chinhoyi. They are all complete at 1:2500 and are
being reviewed by the Councils. Chinhoyi's plan was approved by Council in January,
during a vizit by the Advisors.
 



Each town is working on its PDP. The advisor visited each town at least once
 
during the quarter to assist in this process. The Ministry awaits receipt of
 
the Housing Demand Survey for Kadoma. 
 Copies of surveys for Marondera and 
Chinhoyi have been sent to the Councils for comment. See Annex G for a progress 
report on the whole project an of 31 March 1983.
 

(d) Other Projects
 

The advisor reviewed siie plans for Mutare, Masvingo and Bulawayo 
during the visit by the World Bank Mission in March.
 

The advisor also participated in the review of the housing finance report prepared

by UNCHS consultant Claude Bove+. See Annex H
 

6. Assist MOB to determine need for Short-term technical assistance from USAID
 

There was no activity on this task during the quarter. Lack of progress
 
on the whole has prevented the identification of specific tasks requiring externml
 
technical assistance. As the four local authorities become more involved in
 
implementing their respective schemes, such needs will 
become evident. At the Ministry
level there is little enthusiasm fortadditional outside advice at the moment. 
While a eystam of monitoring and evaluation MOH sponsored work would provide rational 
feedback on policy decisions made with little technical input, there is little
 
support for the idea at present. This is especially true If the 
source of technical
 
assistance can be identified with a sRecific policy bias.
 

7. Prepare draft TOR'S for Short-term T.A.
 

See pars 6 above.
 

8. Work closely with short-term T.A.'S
 

See para 6 above.
 

9. Participate in forward plgsnning
 

One issue of particular interest falling under this task concerns the Ministry's

position on housing for the employees of private sector companies. The case in point

involves a mining company in Chinhoyi that has succeeded in convincing the Council
 
that municipal brigades should build rental housing for the Mine's employees. The
 
financing of the project and its subsequent administration would be the responsibility

of the company. However Chinhoyi Municipality will undertake to provide and service
the land, and construct four-room core houses using brigades. The original intent of 
the proposal was to provide housing for ncasownership but this was rejected as being
impractical in the event that employees left the service of the mine company.

The advisor indicated the possible shortcomings of the proposal. The unsoli-ited advice,
 
attached at Annex I, has not yet been acknowledged.
 

IV. Issues Requiring Resolution
 

The major issue requiring resolution concerns the affordability of the minimum
 
acceptable core house. Annex E refers. Until agreement is reached between
 
Government and USAID on this Issue, little substantive progress will be made in 
finalizing the necessary Project Delivery Plans, including those for the Secondary
 
Towns.
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A second issue requiring resolution concerns the number of units to oe built

by brigades at Parkridge/Fontainbleau. 
This 	issue has a bearing on the volume
of aided-self help work to be anticipated. This in turn influences the decision
 
of how best to provide credit to the owner-builder households, i.e. in cash, in
kind or a combination of both. 
There are real constraints on the option to issue

building material loans in kind for 6 000 or more houses with full services in
 
a two year period.
 

Current thinking by MOH and the City would link the decision to the reactions of a
sample of potential allottees who have had a chance to examine the demonstration

houses. This implies a delay of several more weeks. 
 It is recommended that
 
an interim decision be made whereby the City organizes one brigade at Parkr ge

to build 500 units per annum.
 

A third issue of coRorn is the high standard of design of the house types for,Parkrie4e/Fontainbleau. Although the Ministry has approved the plans and has urgedthat demonstration houses be built by brigades with all haste, it remains that the average cost of a core house is $9,600. The estimate, prepared by the City of Harare,
is high owing to the following factors :

(a Large Size of Unit (50m2) /

Complex nature of house design
 

c High standard of fittings

High cost of overheads applied by the City.
 

Ailottees will have the right to come up with their own design. However in practice
beneficiaries tend overwhelmingly to chose standard plans. 
 It is clear that none oi

the approved plans will be affordable by the below-median'income families. It is
recommended that a second set of core designs be developed which overcome factors

(b)and (c)above. Factors (a)and (d) are given, for the ti,.e being.
 

V. 	 Proposed Work Programme
 
Given the large element of uncertainity surrounding the issues mentioned in
IV above it is difficult to assess what tasks can be accomp'ished during the coming.


second quarter of 198X. Nevertheless attempts will be made to achieve the following :

1. 	Assist with resolution of outstanding policy issues.
 
2. 	Preparation of draft TOR's for monitoring and evaluation study

3. 	 Preparation of revised PDP for Paikrdige Phase I
4. 	Preparation of PDP for Parkridge Phase II and the Secondary Towns
5. 	 Installation of micro-computer and beginning of elaboration of the project

identification system
6. 	Finalize comments on Housing Demand Studies
 
7. 	Prepare slide/tape show on aided self-help for presentation to local authorities.
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OULINE OF CCNT1'T FCR PROJECT ?VTPLAN 

t*. 	 In trodatiou /
 

A brief Statement 
of background to project. 

II. fDescriation of Project 

A. Objectives : increased prodluction of housing; 
greater institutional capacity to 
satisfy housing need/demand 

B. Prinoiples I serve "below  medium" households 
;rovide affordabl• solutionsachieve full cost 	recowery from 	 beneficiarie,
give 	choice cf mode of construction by
in.dividual households 

C. 	 ysical description of quantitiesOutputs' 	 and types ofshelter solutions including denonstration.houses, infrastn.ucture services, onunityfacilities with 	 reference to standards 
'D. '%,eographical descriztion 

Location 	 of site, terrain, features,i ith 	reference to existing infrastructure 
services 

II. ,Method of Immlemetation 

A. Roles and responsibilities of MCH, local authority, consultants(if 3ny), including organisation chart 

structure 
 showing project -anagemeniand asseasment of training needs. 

B. Method of providing infrastructure i.e. 	 contractor or directlabour with design by consujtants or counciil staff. 
C. Beneficiary selection process including.definiti7e list 	 ofeligibility criteria and medium urban household Income limit 

to be used.tl 

D. ?roz-r,..-.e by which potential allotteesof the implications of 	 can be fully informedtheir 	invol7ement in the scheme, i.e.rights, obligations, etc.
 

. 1ot allocation ::oceas ith 
reference to how people, plna
indplots are matched up. 

F. --ro3rude for pro'iidng credit 'o llotteesconstruction 	 with referen.,e toloans ir cash or in "<inl. '-hare bul!are to be suprlied 	 zn-ateri 1,iive =athod of prozurenent, storae',isbursemnt 	 andoutline system for repayn-ent.C. ?ro-razze for provi-lng teci*i;cal ass .t,%n_ to allottees 
.nd staged inspection of ho-.es 'zder const=--otron . 

'7. Finch I1an 32Y- Ia 

A. Co:.-,lete Tibles A, 3, C 	ind D ;iving,* reJ:ectiely 
-

/ oversll cost estimates 'for the -roJ ect 
by ccmoonent. 

ii) Lind Ise profila for the azttcular site 
layout.
 



.Table A 

COST ES.TIMAT.E 

Date prepared.: 
 Site:
 

Costs given in Z$; prices as of (date)
 

Project Component Cost 
in Z 

Source of 
Funding 

A. L!,.%D 
1. Acquisition 

2. Survey 
Subtotal: 

B. PRI-ARY INFRASTRRUCTURE (excl prof serv) 
1., Roads and StorxwEter Drainage 
2. Water 
3. Sewer
4. Electricity 

Subtotal: 

.. 

, 

C. SITE PREPARATION & SERVIqES 
1. Roads 
2. Stormwaterdrinag
3. Water reticulation 
4. Sewer reticulation 
5. Security/street lighting 
6. Electrical reticulation 

(exci prof serv) 

___"__ 

--. 

Suoor al±:. 
D. SELF-HELP HOUSE CONSTRUCTION .loans). 
1. Houding Loans \
2. Site Staff Salaries & Overheads ,
3. Equipment & Vehicle Charge Subtotal:; Subtotal: 

E.cI.y C S/ :E. ,TaAT: N HOUSES 
1. Primary Schools 
2. Secs:ndary Schcols 
3. Clinics 
4. Co--ercial Facilities 
5. Co--unity/Adzinistration Centre & Depot
6. Dezcrstration Houses 

* Subtotal: 
F. TECt-NICAL ASSI TAiCE 
1. Prcject Adninistration Charge
2. Professional Services 

* Subtotal: 

.. ___ TOTAL: 

G. CCNTINGENCIES 
1. Physical 
2. Price 

Subtotal-: 

GRAND TOTAL: 



_____ _____ 

Table B
 

L ...USE ?R&FILE
 

No. of Areaain % of t'otal
A.A. RE.ID .	 Stands N Land Area. IAz 'AREA 


1. • 2 stands
 
2. 	 M2 stands
 
. 2 stands
 

B. NON-'S.E!;TiAL AREA 

I. Health Clinic
 
2. Primary %chcols 
3. Seccndary Schools
 

4. Shops and Xarket areas
 
5.Munc'ipal offices 
6. Cornrr'nity halls 
7. C'er snace 

TOTAL:
 

C., RADS, FATHS (reserves) 

1. On-Site roads (reserves) 
2. ..- Si e paths (reserves) 

TCTAL:
 

S2:D TOTAL: 	 100.000 

• 	respidential 
. E:: Calculate number of 
s ands per.hectare:
 

(gross tcta. area divided by number of stands)
 

;ercenz of useable land occupied by residential plots:
 

Refer Tracing No. 
 of (date) by
 

Provincial Planning Office, Mashonaland.
 



Table C 

FLOT SE.VICING COSTS & BUILDING MATERIAL LOAN AMOUNTS 

All costs given in ZS; prices as of (date)
 

I Plot servicing costs 

Items recoverable through plot development charge 
(Se±ect relevant items from Table A) 

1. Land acquisition
 
2. Land survey 
3. Roads
 
4. Stornrdater drairage 
5. Water reticulation 
6. Sewer reticulation
 
7. Security / street lighting
 
8. Electrical reticulation
 

Subtotal: 

9. Physical ccntingenciet (15% of 3 -7)
 

IC. Engineering & Supervision
 
11. Interest during construction
 

Total:
 

Ncw percent of ,total costs above allocable
 
to residential plots as a function of land
 
use is % (See Table B)
 

Therefore plot deveicpnment cost allocable
 
to residential plots is:
 

And average plot deve-.cpment cost is: 

! 3.i:nF1 material loan amounts (Der loan) 

Minimum Average iaxiitum 

Basic building raterials 

Site running costs
 

Equipment charge
 

Xaterial depot charge 

Total
 



Table D
 

.,.C,.,TH_'Y CHARGES AND THEIR AFFCRDABILITY 

Charges in Z$ based on Drices as of (date) 

I. PLCt AID !OAN CRA.4RGE3 

1. Cost-per plot (see Table C):
 
2. House 	construction loan:
 

3. Subtotal (I + 2): 

4. Deposit paid:
 

5. Loan 3alance (3- 4) 

A. :Monthly Plot/Loan Charge: /
 
(reparment of lojn balance
 
over 30 years at 9 )
 

IT. SERVICE CHtRGES 

1. loan Administration: 
2. 3ewera-e: 
3. Refuse Removal:
 
4. ,later: 

5. Electricity: ,___.
 
6. Supplementary charge:
 

B. Monthly Service Charges total: 


III. 	 TOTAL "ONTHLY CO3T TO O*VNThT: 
(line A above + line B above) 

IV. 	P.2C:NTAGE C? ALL HCU3)THOLDS 
,M0 CAN A731CKD CHAR2":(total..
.onthly c1r'-es co.n. not ex:ceed 

25;' of monthly'household i-come) 

Plot 	 Plot plus Plot plus

Only 	 minimum rcaxium
 

house loan house loan
 

_"
 

_ 

,
 



Finincial Plan 

-CHINHOYI 

Total Tota 1" 

1. U.S. Agency forInternational Development 

a) Shelter Solutions
 
Water 1 Sewer,, Road, and Stormwater
Drainage Works and Electricity for
500 Serviced Plots 600,000 
 791,000

b) Communitty FacilitiesPra S oo ez 7 .0 7 .0 0.2 , 0I. PrimarY S-hOO .@Z$172,000 172,0002. 1 Local Shopping Cnter 	 227,000
30,0003. 	 Landscaping 40,000 

30,000 
c) uildingMaterial Loans',

500 Loans Z$1500(.ranging from Z$1O7O-2000 750,000 990,000 
d) Escalation andContingencie: . 242.000 311,000 

TOTAL: 
1 824 000 2,400,000 

2. Governme'nt-of Zimbabwe 

a) Land: 30 ha @Z$350 per ha 11,000 14,000 
b) Project Design &,Management 200,000 277,000 
c) Escalatio n and Contngenctes 169,000 209,000 

TOTAL: 
380,000 500.000 

3. 	 U.S. Agency for nternational
Deve1opment and Government of Zimbabwe 

GRAND 	 TOTAL 
2 204,000. 2 900 000 

All figures rounded off to the nearest 1,000. 
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subsequently asssit in the developaent of staff capability
procedures for using it to its 	

an& 
fullest effect. Kardwaze and soft.ware would remain under our supervision until the above was,accomplished# enabling the technology to, be oonfidently transferred. 

We have tentatively identified the following system as the appropriate 
one for our needs8-

I Noe 	 Osborne Personal buuiness Computer with
 
641 RAN and 2 No. 200K double density disk
 
drives with Data-base Certificate.
 

I S1oe 	12" Green Screen monitor with interface 
cable.
 

I No. Printmater FO printer and 
interface cable.
 

I Roe Battery pack power sup.ly.
 

I Noe START- PAC Tit (cassette-tae with manual for
 
learning operating procedures)'.
 

20 No. 'Iiska tes.
 

Software to include i .R -C!,
PfRCALC.' CP/Xg BASIC,

C 7A1ZC and A 3..S 1.
 

ADVA TAGES, CF 12=C.E SYSTZ
 

1) Built-in adaptor for 220/240 
 Volts.
 

2) Rugged consiriction with carrying case.
 

3) Portability, i.e. can be used in 
 offices of Local Authorities.
 

4) Uses CP/ operating 
system which allows access to a very broad range of software including UNCHS's Urban Data Management System.
 
5) Estimated to cost less than US$5 which
000 is the amount
 

available.
 

6) USA source and origin. 

7) Serviceable in Harare by C.1. Tulley & Associates on a
 
"Parts and time" basis.
 

8) Required -oftware comes as standard package with the Osborne. 

9) Comatible ,ith electronic typewriter be purchasedto with
 
Grant funds*
 



ANNEX D 
M E 0 R A N DUM ,
 

FROM: CDE. BEARDCRE 
Tis 	 CDE. CHMGA 


through ACTING DIRECTOR,
 
TEL: 29445


TECENICAL SERVICES DEPARTVET 


DATE: 11th FERUARY 19e3 
FILE: F/3/60 


PRCGRAW-EEV2IPYENT FOR HOUSING GUARANTEE 

a proposed list of equipment and materials 
Please find attached 

required effective 
for your review and comment. These items are for the 

and the Project Management
of the above programme in generalimplementation 


Training Programme in particular.
 

The following comments are in order:

Z$11 	000 
1. 	 The estimated total coat of these items is 


available within the Limited Scope Grant.
 

property Government and are
2. All items become the of 


% to be used for project-related purposes.
 

All items except where noted are to be 
procured in the
 

3. 

United States where they are readily available 

and
 
to be 	procured in the 

relatively inexpensive. All items 

USA are manufactured there except where noted.
 

items are to be 220/240 votts'and 50 cps.
4. 	 All electrical 

tax customsexclude sales and
5. 	 All cost estimates are in ZS and 

duty.
 

to the Brodhead 
6. 	 All numbers in parentheses are references 

the USAID Mission.1 

Garrett Catalogge obtained from 

to purchase
already been obtained by the Mission

7. 	A waiver has 
be of Japanese manufacture.item 	 2, likely to 

will 	be required.

Waivers for the purchase of items 4 and 5
8. 


to USAID statingGovernment
,This would require a letter from 

standard government issue.that 	these items are 

We recommend you approve this list and that 
it be forwarded to USAD for
 

their further action.
 

{.,
 



T"cIXfIICAL *L.;T.3T 1NCL SE.1VIC1.3 IP'OLOi-C03T h1IZLT2i 

Co'mwodity procurumwnt 

Item description / Juotification /GOZ coot commitment Est. Cot SOare / Oriin 

2. 

3. 

4-

5. 

//6. 

.* 

S--

1-.1 No. 

1 No. 

1 No. 

-1 No. 

1 No. 

1 No. 

1 No. 

overhead projector (transparency) with acetate roll, 
spare lamp, especially useful in demonstration of theuse of standard forms used by projeot staff. 
(e.g. BURL Model 80/14, 220v 500po.)(335907/18/

29/30).single lens reflex camera 35mm with 80-200mm and35-6Omm wide angle lenses, flash, cases. (e.g. Nikon).
Required for preparation of slide shows to be usedduring beneficiary and staff training. Also requiredfor monitoring and evaluation. 
GOZ to bear cost of film, processing. (Japan).
sound slide projector and 12 No. slide trays.
To have auto-focus, front and rear screen projection..capability, built-in cassette recorder/player withsynchronized pulse. Accessories to include carryingcase, dust cover, foot switch, auto-timer, remotecords. 
(e.g. Telex Caramat 4494, 220/240v 50cps).
electronic typewriter with variable type face, 15Kmemory, and interface RS-232 C (eg Facit 8111).Required to be used in production of project related
training documents, manuals, reports. (Sweden).
GOZ recurrent costs to cover servicing. 
photoco er with reduction capability and documebt 
feeder, collator (e.g. Canon 400).Required for reproduction of project-related materials. 
GOZ costs to cover servicing, paper, eta. (Japan). 
combinationpunuhand binder required to bind projectrelated materials as described above. (289919).
drawingboard 297 x 420mm (e.g. Botring). Required tobe used in production of graphics for above materialora desi&-,. 

360 

800 

1 500 

1 300 

5 000 

1 000 

50 

To be procured in U.S.A. 

To be procured in U.S.A. 
(Waiver obtr.ined). 

To be procured In U.S.As 

Phllpott & Collins,
Cnr. Stanley and ginoia.
(Waiver required). 

Ditto 

To be procured in U.S.A. 
To be procured in U.S.A. 



Ti'CIOHNICAL A;3 ;T:3TW:CIi3ZIVIC43 11OR OW-Otjii, LTER
ootawodity procuru, unt, 

Item description / Justification / GOZ cost comaitment 
 Et. Coat Source / Origin 

/. INo. film Projection screen 60", x 60" on tripod.10 
obprcediUSA


Wonderlite Silver Lenticular (338189). 
 100 To be prooured in U.S.A.
9. 4 No. metal easels for flipcharts.at $65 
 260 Philips Electrical, 

.62 Mutare Ro;d.10. 48 No. pads of newsprint for flip~harts at S2,50. 120 - Ditto -
GOZ to supply additional pads as required. 

-'11. 1 Ro. Training Kit, a library of training materials for 150 To be procured in U.S.A.University AsSoo. Latla CA. 
12. 48.No. Magic Marker felt pens in assorted colour.. 
 65 To be procured in U.S.A. 
13. 12 No. rolls of m. 

15 
14. 96 No. pencils 

10 
15. 2 No. Paper Punches. 

8 Art Stationery, 

62 Spoke aenue.16. 2 No. staplers and staple,. 
12
 

17. 48 No. A4-size note books. 
100
 

18. 96 No. A4-size writirgpads. 
200
 

9. 1 No. overhead Projection -graphicskit as per 100 To be procured in U.S.A.
 
Lumo Colour Art O359 AV.

http:flipcharts.at
http:tripod.10
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Introduction 

There is an apparent dilemma on the question of standards of housing
versus affordability as far as the USAID - assisted Self-Help HousingProgramme is concerned. Current Ministry of Housing policy calls for"core" houses to be not less than 50 in area. The Housing GuaranteeProgram Implementation Agreements call for housing solutions to be
affordable by households earning less than $175 per month in Harare,

with no subsidy provided by Government.
 

The purpose of this paper is to analyze the relationshipr between
housing standards and prices with a view to facilitating the resolution
of this dilemma. The paper takes a rational approach to the issueby stating the constraints and assumptions relevant to achieving the
objective of providing adequate shelter solutions. When the outcome
of the calculations Is seen to conflict with Ministry policy, evenunder the conditions of relaxed assumptions, the constraints areexamined one by one. The implications of modifying the constraints are discussed and recommendations are made to resolve the dilemma 
stated above.
 



A. Obiective 

The objective of the'present exercise is to design an 
adequate range of shelter solutions consisting of service& 
stand and varying structures at Parkridge/Fontainbleau
affordable by an urban worker and family earning the legal
minimum wage in Harare. 

B. Constraints 

The following constraints, defined as unalterable givens, 
impinge upon the design of adequate shelter solutions: 

1) The current 
per month. 

legal minimum wage is $105,00 

2) Loan repayments are blended level payments
calculated at 9Y compounded monthly over 
30 years (capital recovery factor is $8,41 
/1000) 

3) Minimum monthly service charges in Harare 
are $12,52 calculated as follows:

a) 

b) 

c) 

d) 

e) 

Loan admin. Charge 

Sewerage charge 

Refuse removal 

Min. water charge 

Supplementary charge 

S 2,20 

2,82 

1,05 

1,95 

4,50 

$12,52 

4) The actual plot development cost recovered 
directly from beneficiaries for a stand at 
Parkridge/Fontainbleau Phase I is $450 
calculated as follows:-

Land acquisition 226,600 
Land survey 86,350 

Roads 1 180,875 
Storm drainage 230,000 
Engineering fees 54,489 
Interest during construction 70,000 

Totao 4,1 s'rovd 1 848,313 

Therefore the cost/stand is (say) $450,00. 

NOTE: Costs for water, sewers and 
electricity are recovered through
utility tariffs. Connection fees 
are ignored. 

5) The minimum standard shelter 'solution shall 
include an initial four-roomed detached core
house containing a toilet and shower, having 

2/...° 



2. 

a minimum area of 50m4 and be capable 
of expanding to seven rooms.
 

6) 	 There is no net subsidy given to
 
householders, i.e. there is a policy
 
of full cost recovery. 

C. Assumptions
 

The following assumptions, defined as alterable givens, are 
relevant 

1) All households will make a minimum
 
deposit of 5/. of the total loan amount. 

2) 	 Total monthly payments for housing and
 
related surveys do not exceed 27.5,4, of
 
the household income.
 

3) 	 The "square meter cost" 	of b~ilding 
materials is $55,00 in March 1983 prices,, as determined
 
by recent brigade costing exercise.
 

4) 	 The "square 
meter cost" of brigade
 
labour and overheads is 920
 
in March 1983 prices, as determined by recent
 
brigade costing exercise. b
 

5) 	 The inflation rate 
on building materials
 
costs is a,, 
per month compounded.
 

NOTE: 	Combining assumptions in Section C with the
 
constraint calling for a minimum of 50m 
 of
 
built space yields a unit cost of $4 200
 
per unit, brigade built aria 
 $3 200 for 
self help. 

D. Calculation of maximum size of house
 

1) 	 Monthly total lbr housing as per BI 
and C2
 

27.-5- of 105,00 
 = $28,88. 

2) 	 Net available for loan repayment after paying
 
for service charges as per D1 and B3 :

28.88 
 - 12.52 $16,36
 

3) 	 Maximum affordable loan as per D2 and B2
 

16 
 x 1000 11,945$ 


4) 	 Maximum cost of total housing package'as per 
D3 and C1 :

1,945 	+ 5L x 1,945 = $2,042 

3/@. 

0l
 



3.
 

5) 	 Maximum cost of house after allowing fo: 
serviced stand from D4 and B4 "

$2,042 - $450 81,592
 

6) 	 Maximum size of brigade built core
 
from D5, C3, C4, C5
 

,21*592 21,2m
(55 + 20 = 75
 
This result contradicts the constraint B5
 
which stipulates that a core shall be a
 
minimum of 50m'.
 

7) 	 Maximum size of self-help built core
 
from D5,C3, C4, C5 :7
 

1,52L 28,9m( 

55
 

This result also contradicts constraint B5,
 
even if all labour
 
is either voluntary or paid for outside the ioan.
 

Let us repeat this series of calculatimns after
 
relaxing all the assumptions to their logical
 
extremes.
 

E. Relaxed assumptions
 

1) 	 All households make 1 deposit of total loan 
amount. 

2) 	 Total monthly payments for housing rise to a 
maximum of 35, of ingome. 

3) 	 Naterial costs, including plumbing, drop by
 
19, to $50 per m2 . 

4) Labour and overhead costs drop by 1.Q, to $18 
per me. 

F. Recalculation of maximum size of house 

The steps in Section, D are repeated as follows
 

1) 35% of $105 = $36,75;
 

2) 836,75 - 112,52 $=24,23;
 

3) 	 Max loan = 1000 $2,081 
8,41
 

4/...
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4) Max cost 2,881 + 	1L x 2,8e = S3,313 

100 $,1 

5) 
 Max cost of house = 3,313 - 450 = $2,863 

6) Max size of brigade-built cores
 

2,863 18 
 2863

50+ =8# = 	 42m 
This result violates constraint B5 since
 

the affordable area is less thar, 50m',
 

7) Max size of self-help built core
 

2
2863 = 57,3 m

50
 

This result meets constraint B5. However it
 
recuires the household to put down $432 deposit
 
and provide "sweat equity" or cash valued at
 
$684 for labour, assuming S12 per square meter.
 
Survey research in Harare has shown that only one
 
half of households earning S105 p.m. have savings

and that the amount saved averages $120 per house
hold. 

G. Reviewing the constraints
 

It would appear that a feasible housing project meeting all
 
the assumptions given in 	Section C would necessarily require
 
some alterations to the previously "unalterable" constraints
 
in Section B. Let us 
look at each onein turn. 

The following discussion 	of possible options assumes that the
 
Ministry of Housing has the necessary power to convince the
 
relevant authorities in each case to implement the proposed
 
changes.
 

1. Increase the legal 	minimum wage
 

The minimum wage is regulated by

the Ministry of Labour and Social
 
Services. It is reviewed regularly
 
and periodic increases are decreed
 
in the Government Gazette. The
 
decision to increase the minimum
 
wage is a delicate one involving

economic and political variables. 
It is based in part on an analysis
 
of the increase in cost of living
 
indices for the lower income groups.
 
These indices include housing costs
 
as only one component. It is unlikely that the minmmum

wage.would be raised by an amount sufficient 
to render the cost of the current minimum
 
house affordable by those now earning

$105 per month. 

5/...
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Using the assumptions given in 
Secion C which assumes that the 
50m self-built' core house and 
serviced stand cost $3 100, the 
minimum wage would have to be 
increased to I1q per month to
 
allow payments of principle and 
interest of $2.,90 and service 
charges of $12,52.
 

2. 	 Revise finance terms 

There are four ways to alter the
 
finance terms governing the re
payment of loans by low-income 
borrowers. They are:

a) 	 Reduce interest rates
 
to homeowners. 

The current interest
 
charged on NEF loans is
 
91%. This rate
 
established by the 
Ministry of Financed is 
a function of the rates
at which MFEPD borrows 
money to put into the 
NHF. Using the assumptions 
given in Section C, interest 
rates would have to droD to
 
4.55% p.a. to permit the 
minimum wage earner to 
afford the minimum approved
house costing $,UO. That 
is, the loan would effectively 
be a grant with a 4.5Y p.a.
administratiop fee. Such 
terms would cdnstitute a 
subsidy, which contradicts 
constraint B6. 

b) 	 Lengthen the repayment period 
of the loan. 

The current repayment period is 
30 years. This Implies a repayment 
rate of 88,41 per thousand dollars 
borrowed. By lengthening the 
period by, say 50% to 45 years, 
this 	amount drops by only 4.9/ 
to $8,03. In other words there
 
is very little to be gained by
lengthening the repayment period. 

c) 	 Introducing graduated repayment 
scales. 

This approach Involves setting 
repayments at the low end of the 

6/..
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scale at the beginning
of the loan period and 
increasing them each year

in keeping with the assumed 
increase in a household's 
income, such that the full
 
debt is amortized by the end
 
of the period. Although the
 
advent of inexpensive computers
has made the management of these 
progressive repayment schemes 
easier they still present

significant administrative 
problems. Each borrower must 
be made aware of how much his
 
payment increases and on what 
dates.
 

More over the theory assumes
 
that increases In incomes can 
actually keep pace with the
 
progressive increase in repay
ments to keep the proportion 
spent on housing the same, i.e. 
.27.5 of income. In order to make
initial payments significantly 
lower than those called for under
 
level payment systems, and in 
order to minimize the erosion of

the value of money,' the progressive
increases have to be large; larger 
in fact then the borrower can
 
afford under normal rates of
 
income increases.
 

In addition, by deferring major

capital repayment, to the later 
stages of the repayment period

under conditions of continuous 
and often acute economic inflation,
the "time value" of money repaid
is lower than under traditional 
systems. In the medium term this 
reduces the volume of funds
 
available for recycling into
 

knew projects.
 

In other words a meaningful

application of the approach only
 
serves tp defer the day the

borrower realizes he cannot
 
afford the house. To our 
knowledge graduated repayment
 
schemes have never been applied
 
to any large-scale low-income 
shelter project. 

7/...
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d) 	 A combination of a), b) and
 
c) above.
 

It should be clear that reducing 
interest rates, lengthening re
payment periods, and introducing
progressive repayment scales, all 
at the same time, cannot achieve 
the desired objentive of affordability.
 

3. Reduce monthly service charges 

At present monthly service charges cover 
the 	cost
of recurrent -items such as loan administration 
services, rubbish collection, water supply androad maintenance. It also covers some times of
capital expenditure such as water and sewer
reticulation and provision of electricity and.
security lighting. A reduction in the first group of charges would suggest a lowering in the
level of service provided. A reduction in the
second group would lead to the introduction of
subsidies by not recovering all capital costs. 

4. Reduce plot development charges 

The 	plot development costs given in B4 are actual 
cost incurred In acquiring, surveying and servicingthe 	land. The total of 1450 per plot includes a
notional $13 for engineering fees and $25 ofcapitalized Interest. This latter amount assumesthat construction took ten months and that 7.9%interest on half the cost theof works had accruedby the end.of the period. Because the work is
already near completion these actual osts cannot 
be changed. 

It is theoretically possible however to revise the 
formula by which ihese actual costs are allocated.

That Is, a policy decision could be made to recover some of the costs from sources other than the 	lowerincome beneficiaries or not to recover the costs atall. QOZ. could absorb the cost of the 	land end surveyfees. The City Council could charge the cost of roadsto their rates fund. MOH could charge consultants
fees to the Exiraneous Professional Assistance Voteand 	could waive the 	interest during construction.If all these rather drastic measures were taken and no plot development costs were passed onto to

residential plot holders, i.e. eliminate plot

development charges, then the following would
result. Refer to F5, and use 	relaxed assumptions:
 

Max 	 cost of house - $3, 313 

• Max size of self-built core: - J313 

50
 

- 66m2 

<2.
 

8/e... 
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That is, eliminating the plot development chargeby granting "free" serviced stands to allottees
would allow the minimum acceptable core house of
50m to be built from the start. Under this setof assumptions, however, a deposit of $720 and"sweat equity" of $800 are still required. Moreover applying assumption C6 concerning a conservativeestimate for the inflation of building material costsmeans that core houses built in the second year ofthe programme would be at least 26.K, smaller t anthe 66m affordable in the first year, i.e. 48m 

Thus the gains achieved by a complete subsidy ofinfrastructure costs, amounting to $1,848,000 forParkridge Phase I, evaporate by the end of the firstyear. In addition the precedent met by allocating"free" plots woul-d be difficult to overcome in
subsequent projects. 

5. Introduce financial cross-ubsidi es 

Many of the alternatives discussed above involve theintroduction of net subsidies in one way or another.These subsidies are created by way of the publicsector absorbing certain cost items, e.g. survey feesor the opportunity cost o: below-market interest rates.Net subsidies reduce the overall volume of government.resources available to tackle the low-income housingproblem. There aro however kinds of subsidies which donot reduce resources but which in fact can increasegovernments' E.bilil.y to deal with the problem. Theseore cross subsidies? whereby the "haves" contribute tosolving the housing problem of the "have-nots". This
is an enormously complex issue involving many public,parastatal and private sector authorities and theirrespective pricing policies. 
The subject is clearlybeyond the scope of this paper. And indeed it doeshave Its limits in that there are relatively few"haves" in Harare: less than 0 of all households
 
earn riore than $1 200 per month. However the
possibilities of generating significant crosssubsidies should be investigated for their consistency
 

Governments' desire to redistribute income in the longterm as part of the process of socialist transformation 
of the nation.
 

6. Revise physical design standards
 

The last remaining option to'consider deals with the
spatial and temporal dimensions of physical standards.At Pa*rkdCe-Fontinbleau this option confines itselfto house design since the standards of services arealready fixed for obvious reasons. Two approaches
can be taken and they are both linked to the notionthat standards should be minimal but upgradable. 
In
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the'firt came a policy decision could be takento fix the size of the minijun acceptable core toan affordable one such as 12m , or one room plusseparate toilet and shower. This approach suggest@that a local authority would approve house plansshowing this minimal standard and it would besatisfied if the plot allottee built a structurein conformity with the plan within a specifiedtime limit, say, one year. The second approachanticipates the allottees desire to have a properhouse within a few years. In such a case the localauthority would only approve house plans meetingcurrent Ministry standards.
the allottee It would also requireto build the sanitary core and oneroom within, say, year.one However it would notput a time limit on the period during which theallottee must complete additional rooms. Thissecond approach
of 

need only be applied in the casestands being developed with aided-self helpmethods, either individually or co-operativelybased. Stands being developed by brigades couldstill have %he four-roomed core house for allocationto middle-in,-ome households where such allocations 
are authorisel. 

.Recommendations 

In view of the, constraints imposed uponlow-income the design of affordableshelter solutions at Parkridge-Fontainbleau it is
recommended that
 

1) In the long-term the possibilities
of generating financial cross-subsidieswithin the housing sector be Investigatedwith a view to putting shelter opportunities
for the low-income groups on a more equalfooting with their wealthier compatriots. 

11) In the short-term,/ a core house of fourrooms be set as the minimum standard withthe proviso that where they are to beconstructed with self-help methods, thebeneficiary, after constructing a toiletand one room within say one year, need notbuild more than he can afford at any given
time.
 

L 
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MEMORANDUMl
 

To 	 Cde. Chenga ,rn de. Beard1ore and Howih{ 
thru' Acting Director, T.S.B. 

:F/3/57 l.,' 11 April, 1983,
 

BRIGADEBUILT HOUSES 

Please find 	attached summaries of our findings on the coat of 
building iour-roaiid core houses in the following townst-

Marondera (Dombo Tombo) S 3 318 50.1.2
 

Xwekwe (Mbizo) 
 3 777 52.0n 2 

Mruma (Mushayavudzi) 
 4 092 57.0.2 

Mutare (Dangamvura) 5 446 57.25m2 (estimate) 

Kadoma (Rimuka) not available
 

Oir narrative report 
on the investigations is under preparatiom. 



TPIGADES HOUS2 COiTST:UCTTON UNUT COSTS SM-,'.A3Y 

To.: MARONDERA Prices ns of: APRIL 1983 

I1ousc Plan No.: 192 A Area of House: 
5012

50.1a_2 

I1.nterials 	 2 037 

Labour 578 

dater, sewer electricitye connections 
(incl materip.ls, labour, ^.fees) 240
 

Site salaries (clerks, security, etc.) 85
 

Site entablishment 1. Cisburseents 

Trans )ort of materials 	 58
 

ilant, ec'uiprent, clothin- &%tobls 	 20 

: aterials procurC71ent r. handling (5 %) 145 

Town En-i:neers charge (2j .) 	 80 

Interest curinp' constxuction (2.3.) 	 75 

3 318 
TOTAL -

CC,' 31,;TS
 

1. 	 Rate of construction assumed to be 128 units in 8 zionths 
i.. 200 p.a. / 

2. 	 All walls are 115mm concrete block ' blocks produced at a cost 
of $0.19 each (materials and labour only) Note: all water, @and 
and quarry dust are free; no. allowance for depreciation, maintenance 
of plant and equipment, no allowance for "down-time". 

3. 	 NoE all labour had been trade-tested by Manpower. 

4. 	 Mjro.AdLk: has quickly adopted the brigade strategy which closely 
resembles their pro-Independence mode of construction which 
involved contracted labour.
 

5. 	 There have been no "contractor-built" houses therefore price 
comparisons are not possible. Average cost per N is $66. 

tT 

http:materip.ls


BRIGADES HOU3E CCc1;sT:1UCTTON tUT COSTS SUI.!ARY 

Tov n: KWEXWE 	 Prices as of: January 1983 

Housc. Plan No.: 1593 	 Area of House: 52 square metres 

I TjF/LXT 

N.aterials (incl 5,. contingencies) 	 2,816 

Labour 	 638
 

.dater, sewer & electricity connections 70
 
(incl matc-ia.s, labour, " fees)
 

Site sa.aries (clerth, security, etc.) 38
 

3ite estnblihhent ". aisbursements 6
 

Trans.ort ofl1:teizls
 

i!;-nt, equip:'ent, clothin- .": tools 31
 

"j.atrials procurenent & haLnlinp.( 5)
 
Towvn Ev ineers charge ( 2J / ) (+$6) 	 91 

Interest cluring constr-iction (2.3,) 	 87 

TOTAL S 3,777 

CC, 3.T3 'T
 

1. 	All houses have 150mm external walls (i.e. new MOB standard). 

2. 	 All houses have pedestal WC partitioned from remainder of
 
bathroom as per MOH standards.!
 

3. 	 Capital cost of establishing block-malting facility in included 
-in 	 price of blocks (i.e. prices of $0.30 for 110m block and 

$0.35 for 150mm block cover capital, productien, and transport 
costs); costs unverified. 

4. 	 Labour and site costs and charges based on assumed rate of
 
production of 759 houses per annus.
 

5. 	Labour hired in stages as needed as project was established;
 
only six houses completed as of 31.3.83.
 

6. 	 All materials by-pass Central Stores; delivered direct to site. 

7. 	Trade-4;esting of skilled labour will add an estimated 15% to
 
labour cost.
 

8. 	Brigade construction adopted by Kwekwe this year, all previous 
work done by contractors supplying labour and materials or labour 
only (materials supplied by municipality). 

Cost Comparison: (January 1983 prices)(cost of completed 	,unit) 

A. 	 Contractor-built (labour & materials)(estimate) F $128/a2 

69/R2B. 	 "Labour-only"contract built (house plan 1592) 

C. 	 Brigade-built a 72/2 



DRIGAD' S HOUSE CCI'3TTUCT7rON UNIT COSTS SUA:R'.Y 

Torn: MVUMA (RC) 	 Prices as of: MARCH 1983 

Ilousc P1bn No.: Unnumbered Area of House: 57m2 

17 October 1982
 
(MUshayavudzi)
 

aterials (incl 5. contingencies) 3 170
 

Labour 
 751
 

d.ater, sewer ! electricity connections
 
(incl materials, labour, & fees)
 

Site salaries (clerks, security, etc.) -


Site establishment e. disbursements
 

Transoort of materials 1 47
 

rlant, equipment, clothin- & tolls 27
 

Haterials procurc-ient & handling ( %)
 

Town Engineers charge ( - ) 	 5 

Interest during construction (2.3") 	 92 

TOTAL 	 4 09.2
 

CC;' 	 3.:TS 

1. 	 32 units produced in 4 working 7 onths using labour team of
 
30 men and 1 foreman.
 

2. 	 All walls are 115mm concrete blocks of very poor quality. Foreman 
supplies blocks at $0.39 each from his own block making facility. 

3. 	It is unclear who actually employs the labour, i.e. Area Committee
 
or Foreman. Method of wage payment open to abuse, i.e. all moneys
 
paid out through Area Secretary and Foreman.
 

4. 	Virtually uncontrolled issue of materials from Stores. It can be
 
assumed that material price of approx. $3.170 includes large element 
of "shrinkage". 

5. 	All houses being allocated on a rental basis. Monthly charge
 
totals $45,60 including $34 for "rent".
 

6. 	 Very poor value for money, anticipate majo, maintenance problems 
in the near future. 

7. 	Cost information not final but derived from available incomplete data.
 

Cost Comparison
 

A. 	Contractor-built (labour & materlalm) $188/32
 
(estimate based on 2 year old project)
 

B. "Brigade built" 	 $ 72/m2 



'MIGADES HOU32 COM3TUCTION UIT COSTS SUJ-hWAY 

Tor.n: MUTARE 	 Prices as of: JANUARY 1983 

Housc. Plpn No.: 15/A/248 of 28/12/82 Area of House: 57.52m2 

IT42.1 	 $Am!"IT 

l.aterials X~3 3 617 "
/
 

Iivbour 784
 
3iter, sewer & electricity cenuections
 

(incl interics, labour, fees) '270
 
Site salaries (clorks, security, etc.) 47
 

Site establish:ment & disbursements 23
 

Trans)ort of m::.terials 72
 

Ilant, cquipment, clothin C. tolls 376
 
,.aterial_ procuroeent : handling ( 5)
 
Town En,ineers charge ( >.) 135
 

Interest clurin- construction ( ) 122
 

L'0 

TOTAL 	 5 446 

1. 	 These figures are estimates (approved by MOB) -and do not reflect 
actual. costs since no work done/to date. 

2. 	 All external walls to be 150mm and internal walls to be 115mm.
 
Actual cost of brigade-produced 115mm block is $0.27.
 

3. 	 Site (Dangamvura) is 14km from centre Mutare. 

4. 	 The core house is large when compared to other units approved by 
MOR. 

5. 	 Costings assume production rate of 500 units p.a. 

Cost Comparison 

A. 	Contractor built (estimate) 125/&2
 

B. 	Brigade built $95/2 

NOTE: 	 Mutarehas recently completed (Jan. 83) construction of a primary 
school of 1345m by "direct-labour" at 2 a total cost of $180,000,
excluding landscaping. This gives a a cost of $134. 



U7IT COSTS SU.7 ARY
HOUSE COTTST:1UCTTN,21GADES 

Prices as of:
 
KADOMA 


Area of House:
 
[lou-s Plan No.: 


(incl 5,* contingencies)Tiaterials 


Labour
 

.°ter, sewer & electricity connections
 

(ncl materials, labour, &nfees)
 

Site salaries (clerks, security, etc.)
 

Sitc establishment & disbursements
 

Transport of materials
 

lalnnt, cquipment, clothinW % tolls
 

terials procurcient & handiling ( %)
 

Tovm Engineers charge (
 

Interest during constralction (
 

TOTM
 
C~~ 00 2T73 

Brigades not yet established for.construction 
of production.


1. 


2. 	Costing of proposed house plan not done.
 

not 	yet submitted.
3. 	 Application for borrowing powers 


slab set-up using casual labour
 
4. 	Detailed analysis of block 


shows production cost of 150 and 110mm block are 
$0,40 and
 
115mm block isLocal commercial prices for

$0,27 respectively. 

block commercially available.
$0,33; 150mm not 

using sub-contracte
5. 	 Current "upgrading" of Rimuka being done 

are
labour using "old" MOH funds. 	 Ayerage house costs $72(mi using 

this method. 
Clerk claims a local contractor was wIlling to 

undertake

6. 	Kadoma Town 


$70-85/a including supply
houses for approximatelyconstruction'of 
It was allegld that the same contractor h~d constructed
 of 	aterials. 


i.e. S83/n in todays

212 in houses for 857.14/2 in October 1981, 


lrioe.s,
 



7 / MEMORANDUM 

"To C-anp 

From C and Beardmore
 

ThruTT 

Ud.
R FP/3/57 Djr, .13th April, 1983; 

RPOW ON VISITS TO BRICAfnE HOUSING PROJECTS 

Herewith our observations on the operations of Local Authority brigade
 
programmes 
 for Maiondera, Kwekwe, MNama, Mufare and Kadoma, visited during 
the period March 30 to 'April 7, 1983.,
 
This report should be read in conjunction with our findings on actual
 
costs submitted 
to you under separate cover* Recall that the costs analysed
included the house only and not the serviced stand. 
There were importaznt lessons learned about brigades and their establishment 
in each centr6 visited. Please find our summarized observations as follows t-

A. Marondera 

1. Introduction of the brigade approach in Marondera did not pose
great organizational problems because the Municipality had used a similar

method for the last fifteen years. 
 i.e. labour subcontract. They already
had a developed material stores system and necessary transportation. They
had had experience in coating and controlling house construction by stage

both labour and materials. The 

for
 
high quality of rrorkanship indicates they Have

adequate levels of supervisory and artisan skills for their current level of
production. There was also evidence of a "team spirit" amongst the council 
officers.
 

2. The current atrength of the construction brigade is 55 approximately.Planned production target is equivalent to 200 units per year. Progress Ao date 
suggests this target will not be met. Council officials indicated productivity
had dropped by as much as 25% compared with the sub-contracted labour approach.
They attributed this to the new system of payment on permanent terms. Whenall artisans are trade-tested, thus increasing the cost of labour, producti'ity
is expected to further decline, i.e. output per dollar of labour will drop.
 

3. Tho *square metre costs are the lowest of the five centres visited,
despite the high level of. finishes oelod for. This is because a

2/0 *
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.(i) 	 all materials for blocks are "frse except cement. 

(ii) 	 all 'existing buildings and equipment are fully depreciated 
ioe. no "charge" passed on to houses. 

(iii) 	 no site offices were net up since the Dombo Tombo
 

Area is close to their permanent offices.
 

(iv) 	 All walls; internal and external, were 110 mm 

concrete block.
 

Inevitably as the quarry becomes exhausted of materials, as equipment
 
needs replacing, as areas further away from centre town are developed, and walls
 
are made with 150 mm blocks costs will go up.
 

B. 	 Kwekwe
 

1. The Mbiso houses are the first ones to be undertaken by Kwekve at 
such a scale using the "direct-labour" approach, i.e. brigades. The Town 

Engineer has had to develop all necessary technical procedures to implement 
the programme since he joined the Council in/July 1982. There was evidence that 
setting up the brigades was achieved at the expense of other municipal programmen, 
i.e. shortage of transport and equipment created by diversion to brigades, to 
say nothing of "the Town Engineer's time. Recent resignations of Town Treasurer 
and his deputy could at best lead to a slow down in the works and at worst to loss 
of financial control of the project. It has also placed additional responsibility 
on the Town Engineer, already heavily burdened with numerous technical tasks. 
Cursory inspection of the site revealed some problems with the' quality of 
workmanship, probably owing to lack of adequate site supervision. e.g. "setting-out" 
levels of the foundations were often too low, and block work roughly finished. 

2. Baed on progress to date, it in unlikely that all 300 units will be 
completed by 30 June 1983 aa planned, using the 160 - person brigade presently 
employed. It is not clear vhat production targets were being used to set the pace of 
tbe project. The Town Engineer estimated that labour costs for 1983/84 will go up 
by 15% oving to higher salaries paable trade-tested artieans. 

,( 7 
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3. RouO calculations show that 110 mm and 150 am blocks are being 

poducsd at unit costs of $0,21 and 80,29 respectively. Ts contrasts 
sharply with "selling" prices of 80,30 and $0,35 respectively. Transportation 

of blocks from slab to site could account for some of this difference.
 

4. Although Stores does order materials and undertakes, verification 

of deliveries and annual stock checks, all goods go directly to site and 

are under the control of a clerk who reports to the Town Engineer. This 

suggests (a)there should really be a cost item for materials procurement 

and handling; and (b)control of materials on site could be somewhat lacking. 

5. The apparent dependency of the whole operation on one man, the Town
 

Engineer, indicates lack of depth P the Municipality's 'organisation. This could 

put future brigades efforts at risk, if efforts arf.not made to strengthen the
 

technioal arm of the Municipality.
 

C. Mvuma 

1. The construction of 32 houses at Mushayavudzi is Mvuma Area 

Comittee's first attempt at implementing the brigade approach. Unfortunately 

the Aria Secretary wes on leave during our visit and many of our queries vent 

unansiered. Nevertheless several serious problems were identified. 

(a) There was no clear evidence/that the workforcedid, 

in fact, constitute a brig~de as understood by our 

Ministry. A description of the conditions of 

employment and evidence of proper salary payment were 

not available for our review. None of the labour 

force was wearing protective clothing. 

(b) The "brigade foreman" was also the supplier of concrete
 

blocks thus creating a clear case of conflict of interest, 

more particularly since the quality of block was amongst 

the lowest we have ever seen anywhere. Moreover the price 

for 110 = units was $0,39 plus transport, i.e. higher than 

in az other of the five centres visited. 

Wee... 
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the blocks alone. 
were 

seriously warped throughout. Work was too(c) Poor quality materials not confined to 

Internal doors were 

to permit inspection of foundations and slabs. The 
far adiranced 

poor. This suggests a lack of 
was generallyworkmanship 

It was alsobuilding skills.
supervision and/dr lack of basic 

labour had already been
of 112 000 forestimatenoted that the 


at least $12 000.
exceeded by 

(d) Members of the Area Committee 
admitted that there was a
 

I 
general lack of control on the issue of materials 

from 

iesued to anyone from Materials were 

It was
 

the Store to site. 


the work force with6ut authority 
from the foreman. 


perhaps coincidental that 
some of the materials used 

to
 

construct an extension to the 
Area Offices bore a striking
 

resemblance to those used 
in the 32 houses.
 

(e) Funds amounting to 1110,000 
for 32 units had to be 

stretched to cover 
the cost .of on-site 

water and sewer 

reticulation including a link 
to the existing sewage 

plan for 
an overall development

This suggests thatponds. 
at the time of projectkackingScheme wasthe Mushayavqdzi 

that 'the sewer system 
On top of it all, we suspect

approval. 

may be somewhat underdesigned.
 

(f) The Area Committee's tabulation.of 
expenditure to date
 

costs bad exceeded $150 000 as 
showed that actual 

with the estimate of 1107,000 approved 
by the 

compared 
of $43,000 includesThis excess

Ministry in January, 1983. 


services and roads.

expenditure on 

where the perception of what 
a brigade is 

2. 	 Mvuma, is a clear case 


of the Ministry's perception.

from that
differs markedly 

5/...-. 
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D. Mutare 

City of Yztare has submitted an application for borrowing xwerseI 
of 440 houses and servicesto cover the coattotalling $3,371 million 

to lack of 
at Dangauvura. It has not however begun its brigade prograe owing 

facility using
from Goverzment. It has established a block-makinfunds 

piling 90,000 blocks, the labour has been
its own funds. After stock 

laid off. The City Engineer reiterated his concern about employing brigado 

a written undertaking from Government to 
labour on a permanent basis without 

finance the resultant wage bill. 

2. 	 The cost estimates submitted by Mutare and approved by the Ministry 

than the othercost of $5,446, considerably higher
allow for an everage unit 

for plant and equipment running
centres. This figure includes a large amount 

annum) and high estimates (standards,821,000 tractor percosts (e.g. per 

for materials ($62,88/WP). It is likely that the tender 
quanitity and rates) 

prices for materials will be considerably lower than 
the approved estimates.
 

S. Kadoma 

not yet prepared nor submitted an application for
1. Kadoma ha 

borrowing powers for 1982/83 .for brigade housfng. 

okficials
2* It was clear from our discussions, with Kadoma that 

be
 
there was much planning to be done before any application 

would 

forthcoming.
 

Kadoma haa established with Its own funds a 
block-making set-up
3. 

These blocks
 
producing 110 mm and 150 mm blocks at the rate of 1400 per day.' 

seen In the five centres visited. were by far the highest quality ones 


P. Recommendations
 
have establishedvisited only two, Marondera and Kwekwe,

Of the five centres 

of Myasn effort- is badly off the rails 
brigades in the accepted sence the word. 

-to start. Current levels of production of brigade
and Mutare and Kadoma have yet 

for shelter am describedthe total demandare still low compared tobuilt housing 


National Transitional I)eveloyisent Plan.
in the 
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The following recommendations formulated as a result of our tour are made.
 

with a view to increasing the effectiveness of the brigade approach to
 

shelter provision t

1. 	The Ministry should ensure that proposed projects receive
 

adequate supervision both at the Local Authority level and
 

on site. Details of such supervision should be spelt out
 

clearly in all applications for borrowing powers.
 

2. 	 Attempts should be made at the Looal Authority level to
 

monitor physical progress of projects using simple tools
 

such as bar charts.
 

3. 	All building material handling operations, i.e. Storesshould
 

be supervised by an authority other than the one responsible
 

for running the brigades. \This would'provide a double - check 

on control of material receipts and issues.
 

4. 	An attempt should be made by the Ministry to identify acceptable
 
incentive systems to encourage labour productivity without
 

contradicting existing labour laws. Thin applies to both
 

production and construction briga4es,
 

5. 	No NE funds should be released to a Local Authority until an 

application for borrowing powers completed in accordance with 

standing itructions has been received and approved by the 

Ministry. It is recommended that these standing instructions be 

revised to make them more comprehensive. Use could be made of 

a few simple forms to standardize the way in which cost information 

is presented. This would expedite the approval process and vould
 

form the basis for follow-up cost-control exercises.
 

6. 	 It is recommended that a series of standard house desfpia be 

prepared vith accurate schedules of materials. Local Authorities 

could select one or more for use in their area and subait thin 

s part of their application. Applications using standard plans 

would receive speedier approval than those using "one-off* desipsg. 
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It is 	 recommended that 	the prices for building Aaterials included 
in applications for borrowing powers be based on competitive tenders.
 
This 	 has the following advantages s

(i) 	 The Local Authority would be ready to start work
 
immediately upon receipt 
of funds. 

(ii) 	 The total cost of materials would be lower than
 
if based on "telephone quotes", 
 thus allpwing more
 

units to be funded 
from 	any given sum of money. 

(iii) Since tender prices would only be valid for 60 days, 
the Ministry would have to expedite approval within 
this 	period to avoid the L.A. having to re-tender.
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A.CH' 28, 19e3 

AN EX G 
INISTRY OF HOUSIXG 

Progres. Report 8 LoW-Inoone shelter 

USAID Project Number 613-EG-001 

Information in this report is derived from congultants reports, 
liaison with Earare City Council and MOE records. Data on infrastructure 
progress In as of. February 28, 1963. 

1. Gneral Status of Projeot i Phase O e 

This project is somewhat behind schedule, on both the infrastructure 
and housing development sides of the project. 

On the infrastructure side, significant progress has been made, but, 
overall development of serviced plots Is about six' weeks behind schedule. 
It is estimated that the first 1,000 fully serviced rlots will be 
available for allocation-by early April and that virtually all of the 
planned 4,135 plots will be ready by id-June. 

The primary reasons for delays in infraitructure construction have ben 
rain, the need to mechanically etabiliee road sub-grades, and the 
unavailability of primer for sealing road surfaces. However, delays 
on the infrastructure sier are not anticipated to cause problems in 
the orderly allocation of plots to baneficiaries. 

On the housing development side of the project, major delays have been 
experienced in establishing a project implementation programme. 
Substantial background work han bean done, but a oomprehensive policy 
and management framework has not yet boon produced. 

The primary roasons for delaw have bean the lack of a sound working 
relationship between the City Council of Eaxare and the inistry, lack 
of coordinated and directed plIc and programme develoent, and 
consequent delay in revising the Phase One Project Delivery Plan by 
which housing development will be managed. Overall, this side of the 
project is about three months behind infrastructure development. It is 
anticipated that plot allocation will not begin before virtually all
 
Phase One plote have bean erviood. 

I. Pr -ress on Specific Pro eot Coaonent& s Phase One 

A. Infrastructure 

I. Roads and Stormwater JaLzage 

Roads and stomwater drainage are about 7N 
complete In Unit One, 49% omplete in Unit Two, 
and 44 somplete in Unit Two Extension and 
Units three and Your. Overall, Phase One road 

and storaweter construction Is about 55 to 60% 
oleted. Most road enb-erfaoes have required 

mechanical stabilisationg the soil does not 
compat wall *Ae to ohanges in he soil fro 
extensive prior use as farmland. The contract 
sompletio dates ia early March could not be not 
because of the lack of road s rface primer. 
Ospletica Sill be Welayed at least one month 
for Uits One end To. wor In Units To 
btensieno tree, ead Fer oould be completed 
an "hdale, but mae osrexpenditlure on a&U 
three, road contracts Is likely. 
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2. Water Reticulation 

Uozk on water reticulation Is virtually complete
 
in Unit One, Including installation of house
 
connections, which were extra to the contracts.
 
In Unit Two, water reticulation Is about 23% 
oomplete, and work In far behind schedule. An 
extension of time will be Justified for
 
installation of house connection., which are
 
extra to the contract. In Units Two Extension,
 
Three and Four, work is about 1)% complete and
 
progress has been good despite encountering rook 
during trench excavation. 

3. Bulk Water Supply 

The 600 mm water main has been oompleted by the
 
City of Harare. Water should be available throughout
 
the site by the time plot allocation begins.
 

4. Sewerage Reticulation 

Sewers are virtually completed in Unit One,
 
including house connections. -qrk In Unit Two
 
is about 78% complete and progrse has been good.
 
In Units Two Extension, Three, and Jour, work is
 
about .6% complete despite the need to re-route
 
sewers to avoid rook outcrops.
 

5.. Electrical Reticulation 

lo work yet undertaken. The City of Harare
 
Eleotricity Department Is waiting for contractors
 
to complete a unit before beginning work. However,
 
it in anticipated that electrical reticulation will
 
not delay plot allocationg tower lighting will be
 
prepared before allocation end laying of cables to
 
supply houses will only b undertaken when demand
 
for electricity is eufflicent.
 

6. Administration Centre, Depot. Traininm Centre 

The frame structures for the administration centre, 
training eentre, and house materials depot are completed. 
However, plans for the completion of these buildings 
are not yet fully drawn. It Is expected that when 
drawings arercomplete, permission AIl be sought for a
 
selective tender to enable a contractor to start work
 
quickly. Completion of construction is anticipated

by ai-July.
 

7. ~~ 

wok Is complete. 

R.ousing Development 
19 Revision of the- ProJeot Wliv~e Plan s Dra]n-down of EG Loan 

UBAID Informed MO in January 1983 that the PWP submitted 
In October 1982 would require revision and up-dating before 
approval eould be granted. As a consequene of this, OE 
advised the Ministry of Vinanee, Soonoxio Planning end 

•J/° 



Dvelopamft to re-Azavest Rousing guarantyloan funds in escrow until May 1983.1, 2heftnds were scheduled to be dian-aemo on
ebroazy i, 1983. 

bonsld*rable baekgr ud wo& outlinIng ,ssmosand procedures for implemn ng the project hasbeen done. However, a signifloant amount of workremains to be done In order to develop aooprehensive plan. Progress has been made withregard to benefticiary selection, staffing,administrative operations. and 
Areas requiring workInclude etozrs operation, legal agre enntso lendingprocedures, conmmunIty developaent, project overmight roles and functions, cost recovery mnagment,technical assistance programming, beneficiaryorientation and training, monitoring and evaluation,

and project scheduling. 

The ritical area requiring work id, in general,developing a construction programme which produceshousing meeting MOE standards while observingthe principles of affordabilIly, full recovery,costand targeting of below-median. Income benefieiaries. 

In late Maroh the City of Harare and NOR establisheda working relationship to enable MOH housing advieorsto assist ECC in preparation of the revised PDP.Although work has begun, it is anticipated that &revised PZw is unlikely to be upon by sompleted nd agreedUOE and HCC before May. It Is expectedthat allocations of plots can not take place beforeld-June and that NG loan funds in escrow will haveto be re-invested again* 

2. _oeonstraton Rouses
 
light core house 
designs' of 4-zooms each have beandeveloped, together with designs for extending thecores to seven roome The 16 demonstration unitswill be construoted by Harare City Council' Departmentof Wozke construction brigades on a site near theadministration .centre at a construction cost estimatedat Z$195,OO0

ROB ,approved
plut 

the
$37,000 

designs 
for 

and
plant

given 
and equipment,ha 

BCC permlssionto begin construction, although an effort will be sadeto reduee costs considerably. It Is anticipatod thatthe houses will be completed by July is
 

MDR has approved the Mrnagement Training Propesalprepared by UBAD eonsnltant Po Fred Fisher. CChas bean requested to provide dates for earrylal outthe pZ@gme.. Bowever, siace plot alieoation.andhouslag eoaitrctzem Is wlikely to begim'beforeaid-June and It Is andesirable to train staffPwonesturly, It Is amticpatd that the traIningprogramme will not be held before late 1ay or early 

4une. 

4/.-. 
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4. Commodity Procuraat 

YUE has requested the Central Meohanioal rqulpment
Department to order project vehIelee. It is 
anticipated that the Peugeot Saloon will be 
available to project staff by early April, the 
Toyota van by mid-July, and the two trucks by 
Sep temb er. 

With regard to eommodity procurement for training,
W", received approval ir late farc. from tSAID to 
purchase the locally-available equipuent nd will now
proceed to purchase It. HOwever, It Is unlikely that 
equipment purchised from the United States by the
Ur;-1D lision will reach MOE In time to be used in
the Managenent Training Programme. 

III. Gera Status of Project i Phase To 

A. Parkrid e-Fontainbleau 

This phase of the projeot follows development in Phase
One. On the infrastructure side, rontracte have and are 
beine let, and some site work has begun. On the housing
development side, little progress has yet been made pending
development of proJOct Implenentation plans for Phise One. 

1. Infrastructure 

Work has begn and is progresaing satisfaotorily 
on setting out roads and laying sewer lines in
Unit Seven. Tenders have best received for wok 
in Units Five and six. Setch plans for the 
District Centre have been prepared. It In 
expected that developmert costs will reflect 
the recent increase in fuel prIogs, particularly
with regard to transpor of dense materials, and 
that a considerable portion of the contract 
contingency sums will be needed. 

2. Eousln- Develpment 

It is anticipated that wozk on the Phase Two Project
Dellve-y Plan will start shortly after the Phase One 
PBP Is oompleted; 

3. Secondary Tom's 

Infrastructure and ous ng 

Site plans ror projects in larondera, Kadoma and Chinoyl havobean virtually completed by the Provincial PlWAng offic0e. The
toes have been requested to provide portiona of the Project
Delivery Plan to 30! by April 29. It Is anticipated that 
eonsiderable lialon wozk between NOE and the three tois will
be required In order to develop the Mr. In effect, the 
Phase Two PDP portion dealing with the three secondary to=@
will be prepared os am @eeoie sepaxate frou preparation of 
PmP portion@ dealing with Phase Tso at pazkrdge-1 ont.4nbleau. 
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STATUS REPORT AND SUGGESTIONS 
ON THE
 

K.W--E AND GUT OUSING
PILOT PROJECTS 
ZIM/81/004
 

SONSORED BY THE /
GOVM-MENT OF ZIMABWE 

AND THE
 
UNITED NATIONS DEVELOPUP.M-T PROGRAM 

UNITED NATIONS CETRE FOR ITUAN SETTLEMENTS 

WITH ASSISTanCE FROM THE 
I.S. AGENCY FOR INTERNATIONAL 6EVELOPMENT 

AND THE
 
ZIIoMABWE BUILDING SOCIETIES 

NATIONAL SAVINGS AND LOAN LEAGUE 

PREPARED BY: CLAUDE J.J. BOVET
 
DATE FEBRUARY, 26, 1983
 



te writer visited Harare from the 19th to the 26th February, 1983,
 
as a follow-up to his previous visit in June 1981. to evaluate the
 
prese status of the KwaKwe and Gutu projects and to assist in the
 
setting up of necessary financial aechanitms to assure their viability
 
and imediate implementation*
 

A-	 COSTS 

It was found that project costs have risen substantially from those 
originally estimated, because of the impact of (a) naturally rising prices 
under inflationary pressures and (b) expanded sewerage and core-house 
specifications, as follows (all figures supplied by UNCHS staff)t-

KWEW GU TU TOTAL 

Original project cost estimates 2 273 800 361 400 2 635 200 

Increased costs due to rising
 
prices (Note 1) 936 565 349 392 1 285 957
 

Increased costs due to expanded 
standards (Note 2) 4 492 247 1 052 728 5 544 975 

Z$ 7 702 612 Z$ 1 763 520 Z$ 9 466 132 

Th, foregoing revised cost estimates break-down as follows for the' 
individual housing units in each project:-

KWEKWE GUTU TOTAL 

Number 'of Houses 	 1045 198 1243 

Total Cost 	 Z$ 7 702 611 Z$1 763 520 Z$ 9 466 132 

Cost per house 	 Z$ 7 371 Z$ 8 907 Z$ 7 616 

a) Serviced stand (Note 3) Z$ 1 475 Z$ 2 743 Z$ 1 677 
b) Fully constructed core (Note 4)Z$ 5 896 Z$ 6 164 Z$- 5 939/ 

These increased project costs prompt the following questions, which 
should be answered to the project sponsors' satisfaction before proceeding 
without further changes:

1) 	 Is there a ready market for this number of housing
 
units at their substantially increased prices?
 

2) 	 If such a market exists, does it fall within the
 
lower income levels that the project sponsors wish
 
to reach? 

3) 	 Can the additional financing requirements be met from
 
existing or supplementary sources?
 

B -	 FIA.NCING 

It appears that, if.'he preceding questions'(1) and (2) can be 
answered affirmatively,'.iequired additional financing could be raised by 
the building societies a.& group (or by Beverley Building Society 
individually should the others remain outside the program). 

This would leave project costs to be met -as followss

2/... 



2. 
TOTAL
K7Z GU 

Z$ 7 	 702 611 Z$ 1,763 520 " Z$ 9 466 132Project costs 


Experimental and Promotional 
costs (February '83 rate) ZS 948246 

Z$10 	414 378
Total costs 


Bys 	 Purchaser down-payments 
Z$ 88 176 Z$ 473 307


(Note 5) 7$ 385 131 


2 600 000
National Housing Fund (EX USAID) 
6 392 825
Building Societies 

948 246
UXP 	(non recoverable) 


Z$I0 	414 378
Total 


As regards the purchaser down-payment requirement, it would presumably 

be waived (or, in any event, proportionately reduced) in the case of aided 

self-help and cooperative construction programs. This would not 

significantly increase financing requirements from other sources (i.e. 
deemed
building societies) as these particular construotion solutions are 

to result in substantial savings in cash/labo4r costs. 

immediatelySince the Building Societies do not have the above resources 

available (their combined deposit base has not grown at all in the last two
 

it is believed that they could be allowed to free necessary funds
years), 

by a proportionate and controlled reduction of their liquidity requirementb.
 

In effect, they could be authorized to hold their liquidity below the
 

current 20% requirement (but not below the original '156% requirement) if
 

the released funds are used to finance socially desirable projects (such as
 

and, possibly also, if these funds are withdrawn from
KweKwe and Gutu) 
sources.private sector depositories rather than from Treasury 

C - INDIVIDUAL MORTGAGE LOANS 

Following upon discussions with Mr. /Richard Collier, General Manager 

of Beverley Building Society, it was determined that, rather.than pursuing 

some of the financial structures proposed in the National Savings and Loan 

Leaque report of.July 1981, the opportunity of a much simplified mechanism 
jointly available to individualnow presented itself as a means of making 

sector resources being appliedhouse purchasers the public and private 
of KweKwe and Gutu and, by extension, to otherto these two pilot projects 


future projects which could be developed on a similar joint basis.
 

The principal elements of this proposal are:-

I) 	 The Government of Zimbabwe, through the National
 

Housing Fund, and the participating building societies
 

agree to pool their respective I nancial contributions
 

in aingle joint individual mortgage bonds. As it turns 
out, in the KweKwe and Gutu projects, the government 

would beparticipation in each such mortgage bond 


'equal to the cost of the serviced stand, while the
 

building societies' contribution would then equal
 

the cost of the house built on such serviced stand.
 

2) 	 Although such a joint mortgage bond could 
theoretically allow for different maturity terms 

on the public and privately funded se~tore, it is 
recommended that both be for equal periods; e.g. 25 
year. 
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3) 	 Conversely, there In no need to equalize Interest 
rates on each of thene two se8ents, particularlysince it is currently foresee that public fundswill be made available at a 9.% rate and that thebuilding societies funds oould possibly be reduced 
to a 10% rate. 
 In any event, interest rates onboth segments should be allowed to float under therules presently applicable to building society 
loans.
 

4) 	 Both the National Housing Fund and the 	participating
building societies in this joint mortgage bondshould retain the right to request separation oftheir respective interests at any 	time and to havethese them represented by separate mortgage bondsin their respective names. Since in this case,the National Housing Fund's bond would-probably bynecessity have to ne sabordinated to the buildipgsociety's bond, the Fund should retain the 	right
to purchase, if it so chose, the building society's
interest at par. 

5) 	 For as long as the mortgage bond was a joint one,

its servicing should be 
 done by the participatingbuilding society on its behalf and that of theNational Housing Fund, to whom it would periodically
turn over its respective share of monthly bondpayments. Whether or not the building should chargea service fee for this concept is something to bedetermined by the parties themselves. The 	possibilit
3
of having the participating building society alsocollect municipal rates and any other-regular chargesaffecting the mortgaged property, could equally be.:ontemplated, bearing in mind the 	cost-savi.g andffIclency-enhancing advantages of using thie 	provensystems and experience available to the building
society system rather, than having to at leastinitially, implement new 	 and e ensive duplicate
systems in the public sector. 

6) 	 Approval of loan applications to be done jointlyby
each of the participating lendera (although either onecould hopefully delegate in the other its part of theapproval process) based ons 

(a) the applicant's placement on a "qualifying
list" maintained by the corresponding local 
govemiment; .and 

(b) 
 the applicant's demonstrated "credit 
worthiness" as measured by his ability
to meet the required down payment (or
corresponding self-help features) and 
the ensuing monthly payment charges. 

1) 	Loan uaran'tees on the participating building society's portionof the loan to be secured an per current practices, 

D -	 THRIFTOGENRATION 

One 	 of the very first consideration's of these two pilot projectsewasthat they 4hould help to encourage thrift accumulation by population sectorsnot 	previously known to save within the country's financial network. 
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It Is believed that this will be clearly ableved under thepresently proposed framewozk of joint landing by the NationalFund and participating building societies where, 
Housing

additionally it Is thebuilding societies thmselves who will be servicing the loans andenoouraging adequate contacts with existing and prospective borrowers.in the particular cases of Kwewe and Gutu, Beverley Building SocietyalreadY has a working branch in the former and Is ready to operate amobile branch facility in the latter.
 

Although thrift and 
 deposit promotions in these areas willfollow surelyestablished pattens, it can also be expected that additionalprograms will be enacted to attract further savings from:
(a) all applicants on the local governznts' bousinglists, who will be encouraged to save regularlyfor the accumulation of their down-payment

requirements. 

(b) all beneficiaries in these two projects, whoshould be encouzaged to save for future homeexpansions, improvements and furnishings, as well 
as for other usual family needs. 

(c) the surrounding population at large, who will 
see
te benefits brought to their communities by thepaxtiaipating building societies in collaborationwith the government's social programs and would,presumably, thuo'be encouraged to activelyparticipatetherein.
 

These additional proras could or take the form of (a) special bonuslottery promotions; (b) tax free savings accounts suchoffered by as are presentlythe Post Office Savings Bank;thought of, bearing in 
or (o) any other that may bemind that, insofar as these new programs fall withinexisting procedures employed by the building bocieties,their they will attainends without incurring additional start-up costs, servicing charges,staffing problems or other negative features. 

B - Z)-IZMTAL FEATURES 

An equally ijmportant aspect of thes6nature of certain features which, 
two projecte was the experimental 

could 
going beyond the mere provision of housing,set patterns for future development of financial, technical,materials and promotional elements labour,conducive- to expanded and more economicalhousing solutions for lower income groups.
 

It is important 
 to adapt and reitain the general thrust of thesefeatures in the currently modified. circumstances ofprojects, as it is the KweKwe and Gututhey which will set the mold fortfuture probablereplications thereof. These features ares

1) Encouraging private sector financial 
institutions (e.g. building societies)to participate in the provision of mortgageloans for lower income groups, 

.As presently proposed, the joint mortgagebond financing by the National Housing Fundand the participating building societies,would achieve the initial goals and alsoleave In place a mechanism whereby theprivate sector could rit only continue 
to participate in such joint financings 
but also generate the intetal growth 
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to allow It to pursue low income 
financing for its own acoount. 

2) 	 Mobilizing local social and
 
cooperative participation in the
 
building process itself, with a
 
view 	to enhancing the local labour 
component as well as to reducing costs. 

It is 	 believed that the proposed use 
of (a) building brigades; (b) cooperative 

efforts and (c) aided-self-help will 
achieve these goals, as long as the 
relative mix of these various solutions
 
is judiciously maintained.
 

.3) 	 Making mortgage financing available to 
progressively tower income groups. The 
current upward revision of building 
requirements in KweKwe and, particularly,
 
in Gutu could, unless otherwise compensated, 
result in the exclusion of families with
 
insufficient income to face the increased 
loan 	levels.
 

Three 	 such possibly compensating measures 
suggest themselves. First, adoption of a 
graduated mortgage payment plan (where 
initial monthly payments are reduced below 
the average and final monthly payments pick 
up the slack) could help those families who 
to-day could not otherwise afford it but who, 
on the expectation of rising incomes, could 

.well afford to commit themselves. 

Second, an extended use of the aided-self-help
 
solution, particularly if the borrowers are 
given 	long enough neriods in which to complete
 
their expanded core-units, could make these' 
projects affordable to a greater segment of 
.lower-income groups. I 

And, 	lastly, for those families able and
 
willing to take on 16dgers, the additional 
rental income thus derived could help them 
meet otherwise unaffordable monthly payments. 

4) 	 Developing a project framework which enhances' 
the following areas:
 

(a) 	 Training local project personnel,
community development workers, 
small 	building promoters, store 
managers etc.
 

(b) 	Establishing information and 
educational back-up systems for 
project administrators and 
beneft1c aries. 

(a) 	 Establishing current monitoring and 
subsequent evaluation guidelines and 
procedures.
 



5) 	 Pursuing the pos.sibility of zeduoing 
oonveyanoing and other costs, much sai

(a) 	 "Deed of GrantO Instead of 
"municipal oonveyanoe". 

(b) 	 "Note of Hand" instead of 
"mortgage bond". 

(c) 	 Waiving or reducing, the 
governaent mortgage guarantee.
oommission; approval of plan 
feesg water, electricitAy and 
sewerage oonneotion fees. 

F -	 ANNEU S 

ANNEX I 

Estimated housing cost prices by different construction 
imethods and resulting mortgage payment levels. 

KW-ZxWE 	 BUILDING "BRIGADES CO-OP S .LPAIDED 1F 

Cost 	of stand 1 475 1 475 1 475
 
Cost of house construction 6 d57 5 672 5 156
 
Total 	 8 332 7 147 6 631 

Downpayment by Beneficiary (5%) 417 357 331 
Mortgage loan 7 915 6 790 6 300 
Monthly Payment (25yrs., 10 

Interest) 71,95 61,72 57,27 

GUTTI 

Cost 	of stand 2 743 2 743 2 743 
Cost of house construction 7 170 5 930 5 391 

Total 
 9 913 8 673 8 134 
Downpayment by Beneficiary (5%) 496 434 407 
Mortgage loan 9 417 8 239 7 727 
Monthly Payment (25yrs., 10% 

interest) 85,60 74,89 70,24 

NOTEs Costs are estimated September 1983 costs. 

AlfNEX II 

Sample graduated mortgage payment plans. 
(to be Included later). 
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AMiNX III 

List of Por-.ne Visited 

MINISTRY OF HOUSING
 

Cde. M.M. Chenga Permanent Secretary 

Cde. E.E. Mataure Acting Director 

Cde. S. Naggo Architect 

MINISTRY OF LOCAL GOVLRN117 AND TOWN PLANING
 

Cd.. D. Naik Deputy Secretary
 

ML ISTRY OF FINANCE, ECCNCMIC PLANNING A.ND DEVEOPMiT 

Cde. Nyawo External Aid Division 

Cd.. A.J. Nduna Registrar of Building Societiem 

Cde. Tahabangu Assistant Registrar 

ASSOCIATION OF BUILDING SOCIETIES
 

Cde. H. Collier Chairman
 

UNITED NATIONS DEVLCPM:;T PROGRAM 

Cde. A. Ambatchew Resident Representative 

* Cde. 3. Frippiat Deputy Resident Representative 

Cde. B.O. Jensen Program Officer 

Cde. T.S. Chana Chief Technical Advisor, UNCES 

Cde. D. Ingliu Project Architect, UNCHS 

Cde. P. Chigsnze Local Consultant, UNCHS 
Cde . Y. Gurer Senior Housing Advisor, UNCES 

U. S. AG-NCY FOR INTERNATIONAL DEzVOPMZT 

Mr. R. Stacey Director
 

Mr. J. ick a Deputy Director
 

NOTE'S
 

i) Rising Prices
 

The inflation index for the building industry, from June 1981 
when the original estimates were drawn up has been:

1981 - 4a .6'months ) 
1982 - 27% 12 months to Feb. 1983 
1983 - 30% (estimated) 2,zonths 

On to this has been added price contingencies at .1983 rates to Juno for 
Infrastructure contracts and to September for House Construction (midway 
through purchasing period). 

In the came of Cutu increased costs also include errors in the original 
budget; costs of tower construction which had been left'out of tower lighting 
budget; rd costs of l.ra in , whIch ha' b on left -ut of original budget./ 



8. 

2) Standards 

Infrastructure standards have be= 	 raised to water bourinsewerageand LndILdnal water oonnectlons from pit latrines and publicstandplpes in Gutn, and to water bourn* sewerage and individual electricitysupply from 	pit latrines, Individual water supply and no electricity InKwaxwee 

Rouse standards have been raised to a 4-roomed, 57,582 housefrom 	an original core of 1-room with 	pcasible 1 to 3 roomed extensions. 

3) Serviced Stands 

The cost breakdown of a serviced stand in February, 19813 are as 
follows:-

P & Ga 132 315Land 86 97Road and DaInA 374 546
Water 

270 397
Sewerage 
321 742
Office/stores 24 126ELectri city 98 202Prl. e Increases 170 218 

Total 1 475 2 743 
4) Core House 

(a) 	 Building MLateriale costs have been iaken

from pn August 1982 Bill of Quantities for
 
a 64a house in Harare and adJ#sted as
 
followis- " 
August 1982 Costs for 64z2 house,. Total $3 434 
Less Sanitation 470 

$2 964 
Cost er meter square 46,,30/V257,5m stards.rd house costs 82 663Plus sanitation 470 

AuEust 1982 Total 83 13
Inflation to Feb. 1983 at 27%/annum
(2,25,/month x 7 montho - 15,75,) '493 
Harare Feb. 1983 Total 83626 
Additional coats outside Harare 
extra 10% Kwe we 363 
extra 15%.Gutu 


-

83 989 14..171
 
Stores Overheads 10% 
 399 417
 

4-Roomed House Feb. 	 1983 Total 14-388 $4 588 
(b) Labour Costs. It has been aisumed that the houses will 

be built by the following methods:

3. 	 Self Help - Material costs only
3, 	 C-operative - 10, of material costs
3% Brigade 3ullt - 33% of material costs
 

http:stards.rd


5) ,Den 'Payantg have bee establisuedEanefletarioG at 5% of the Sortgage loan,would ta t to savo this amount inselected as fonthly Instalmentspotential participa.ts, once 
borrow and subserumtly mest 

t, a demonstrating their ability totheir reoIlar repayssnt obligations* 

http:participa.ts

