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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
mwet with a number of problems not entirely unanticipated at the beginning of
the project period, The Ministry's 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 a8 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 earrer can afford.
Reliance on the services 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
Miniotry'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 - orierted work program., 3Before 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 Ogerandi

The modus ogeran of the Ministry of Housing is based on the following
four premises 3-

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

2. Civil Servants are subservzent to policy-makera 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 ald organizations employing them
and not as representatives of the Ministry., As such they fall under the protocol
required of foreign visitors to the country., The channels of communication between
advisors and parties outside the Ministry are atrictly controlled, To avoid situations
where M.0.H. might be seen as having policy being dictatsd 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,
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The principles of this new post-Independence modus operandi weve apelled out

in a high-level meeting held between RHUDO and MOH in Harare on 20 January 1983.
Refer to Annex A, It is important to note that the two USAID advisors are thé
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 carrent Secretary came to the Miniatry (and also to Government) only days
befory the arrival of the Adviaors, 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 Acéomplished

The following description of work accomplished followa the terms of
reference outlined in the adviso;b contact i L

1. Assist MOH to establish system for project identification, feasibility
' analysis and selaction

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
deacription of a project, Council officials in Marondera, Kadoma and Chinhoyi
have been requestsd to draft sections of their respective Plans making reference
to standard costing tables., See Annex B, After review by the Ministry it ig possible
that PDP format will be established as the standard way of documenting projects for
"~ submission to MOH for upproval, . :

It is envisaged that a micro-computer could prove useful in the preparation and
review of project delivery plans, To this end the advisor prepared a detailed-
Justification for the aoquisition of such a system for approval by USAID, See
Annex C, '

2, Co-ordinate with other donors to ensure rational use of séarce 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 ﬁrodect for Kwekwe and Gutu was achieved with 4
regard to acquisition of vehicles and equipment, No duplication of these items wiil
occur, See Annex D for approved list for USAID - funded equipment currently being
procured, No items have been received to date. .

Although implementation of training programs is some months away, liaison with the
following agencies has already occured to minimize duplication and maximize

co=operation:

UNCHES/Danida ' ' Mr Yap Kioe-Sheng
UNCHS 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 conatraints in

the low-cost shelter delivery system

Witk 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.standarda 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,
recommends a reduction in the size of the minimum acceptable core house designated
for below-mediaa income households. See Annex E. )

The advisor prepared a short paper on the impact of the "growth pole" strategy qf
development on the operation of the Ministry. This paper wa: requested by the
Secretary.

Two other papers makihg recommendations 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 brigade-built core houses meeting the Ministry's
current minimum standard of 50m° and four rooms., The advisor and 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 fncurred 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 below
that needed to cope with the backlog of housing in each area, The recomrendations
are currently being reviewed by the Secretary.

5. Assist with project implementation

(a) Parkridge/Fontainbleau Phase I

The advisors recommended reinvesting the 85 miilion in escrow for a furﬁher
3 months ending 30 April 1983 ~ii 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 FDP very difficult, It is
likely that a decision to reinvest the money for another 3 months will be required before
the end of April.
The advisor Co-ordinated Ministry review of the proposed training program
subsequently apyrcved 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 Courcil in January,
during a viait by the Advisors.



.

Each town is working on its PDP. The advisor viaited each town at least once
during the quarter to assist in this process, The Miniatry awaits receipt of
the Housing Demand Survey for Kadoms. 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 as 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 Bovet. See Annex H .

6. Assist MOH 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 externul
technical assistance. As the four local authorities become more involved in ?
implementing their respective schemes, such needs wil) become evident., At the Ministry
level there is little enthusiasm for’additional outside advice at the moment,
While a systam of monitoring and evaluation MOH sponsored work would provide rational
feedback on policy decisions made with little technical input, there ias little
support for the idea at present, This is especially true if the source of technical
assistance can be identified with a specific policy bias,

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

See para 6 above,

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

See para 6 above,

9., Participate in forward planning

One issue of particular interest falling under this task ccncerns 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 ba the responsibility
of the company. However Chinhoyi Municipality will undertake to trovide and service
the land, and conatruct four-room core houses using brigades. The original intent of
the proposal was to provide housing for ncmsownership but this was rejected as being
impractical in the event that employees left the service of the mine companye.

The advisor indicated the possible shortcomipss 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, .

5/ caces b



-5 -

4 second issue requiring remolution concerns the number of unita to oe built
by brigades at Parkridge/Fontainbleau, This jssue 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 00C 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 demonatratiocn
houses, This implies a delay of several more weeks. It is recommended that

an interim decision be wade whereby the City organizes one brigade at Parkr ge

te build 50C units per annuam,

A third issue of coﬁ?rn is the high standard of design of the house types for:
Parkricge/Fontainbleau. Although the Ministry has approved the plans and has urged
that 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 1=

/
(a) Large Size of Unit (50m?)
b} Complex nature of house design
c) Bigh standard of fittinga :
d) High cost of overheads applied by the City.

Alilottees 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 of
the approved plans will be affordable by the below-median’ income families, It ia
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 tive 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 accomp2ished during the coming.
second quarter of 1983, Nevertheless attempts will be madc to achieve the following :-

1e Assist with resoclution of outstanding policy issues.

2. Preparation of draft TOR's for ronitoring and evaluation study

3a Preparation of revised PDP for Parkrdige FPhase 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

Te Prepare slide/tape show on aided self-help for presentation to local authorities,
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Date prepared: ; . . Sites

- Costs giveh in Z$; prices as of (date)

COST ESTIMATE

‘

.Table A

’

Project Comgonent Cost Source of |
o T in 23 Funding
' A, LAND
1. 'Ag¢guisition
. 2. Survey _
Subtotal: !
5. PRIMARY INFRASTRUCTURE (excl prof serv)
1. Roads and utOFﬂWrt“P Trainage :
2. “Water ) —
3. Sewer
4, Electricity
-Subtotalz /
C. SITE PREFARATION & SERVIGES (excl prof serv)
1. Roads ~ o
2, Stormwzter drainage . .. .
3. Water reticulation -
. &4, Sewer reticulation A
Se Security/street lighting -
6. ETectrlcal reticulation
. ‘ SuotOtalL
- D. 'SLLr-HELP HCUSE CCNSLRUCTION ( - loans) " .
1. Houdi ng Loans h -
2. Site Staff Salarizs & Overheads - ’,
3. Equirment & Yehicle Charge
| Subtotal:
E. CI:UNITY FACIL TIZS/LEZVN3TRATICN HCUSES .
1. Primary Scrcols '
2. 3eczncary-Schcols N
3. Clinics
4, Commercial'Facilities .
5. Cu__aﬂlt//Adulﬂlatrat‘On Centre & Depot
6. Demcnstration Houses _
Subtotal:
F. TECHNICAL ASSISTANCE ' "
1. Prcject Adﬂlnls.ratlon Charge
2. Prcfessional Services : ,
Subtotal: .
vl - TOTAL:
G. CCLTINGENCIES |
, ' ,
1. Physical
2. Price :
. Subtctals
GRAND TOTAL:




Table B

LANS USE PRCFILE

No. of Area,in % of (otal
. Stands I Land 4Area

1. . . m2 stands
2o m2 stands
X

———————

. _______mz stands :

=3
Q
=
x>
|

E. NON-RESIZDZNTIAL AREA

1. Healith Clinic

2. Prinary'Schcols
3, Seccndary'Schoqls
4, Shops and iarket areas * N
5. lunicipal offices

6. Comrunity halls
7. Crer. szace

IOTAL:

C.. RJIADS, FATES (reserves)

1. On-Site roads (reserves) P ‘
2. {n=Site patns (reserves) | weweece-
TCTAL:
74ND TOTAL: N 100.000
, T
serm - residentia
NTE: Calculzte number'ST sg ncs per hectare:

(gross tctal area divided by number of stands) -

rercent of useable land occupied by residéntial plots:

Refer Tracing No. of (date) by
Provincial Flanning Office, Mashonaland,

"



Table C

FLOT SEZZVICING COSTS & BUILDING MATERIAL LOAN ANGUNTS

All costs given in Z$; prices as of (date)

I Flct servicing costs

Iteos recoverable through'plot development charge
(Serect reievant items from Table A) ' '

1. Land acquicition

2, Land survey

3« Hoads

4, Stormwater drainage
5. water reticuiation
6
7
8

. Sewer reticulation
. Security / street lighting -
. Electrical reticulation

Subtotal:

. v
9. Prysical ccntingencies (15% of 3 = 7)
" 1C. Engineering & Supervision
11, Interest during ccnstructian

To?al:

Now percent of total costs above allocable
tc recsidential plots as a function of land
use is % (See Table B)

Therefore rlot develcopment cost allocable
to residential plots is: '

Ard zverage plot develcpment cost is:

II Suilding materazl loan amounts (per loan)

Minimum Average Faximum
‘Basic building materials
Site running costs
Eguipzent charge.
Mzte2rial derot cha%ge ' -

Total




V.OHTELY CHARGES AND THEIR AFFCRDABILITY

Charges in 28 based on prices as of (date)

I.

Ae

IT.

IIT.

IV,

PLCT AD ZOAN CHARGES

1. Cost. per plot (see Table C):

2, House construction loan:

3. Subtotal (1 + 2):

4, Deposit paid:

5. Loan 3alance (3 - 4)

lontnly Plot/Loan Charge: /
(repayment of loan balance
over 30 years at 3% %)

3IRVICE CHARGE

1. Ican Administration:

2. Jewerage:

3. 2Refuse Removal:

4, ater:

9. Zlectricity:

6. Supplementary charge:

Jlontnly Service Charges totals

TOTAL KONTHLY CO3T TO O4N=R:

{Iine A @oove + line B above)

PilCEHTAGQ C? ALL #CU3SIHCLDS
710 CAN AFRORD CHARNZES:(totzl..
‘onthly charwzs cam not 2:mczed

25;: of monthly’ hOLseho’d ivcoma)-

-~

. Table D

Plot
Only

Plot plus
minimum
nouse loan

Plot slus-

raxizum
house loan




Financial Plan

. CHINHOYT

Total Total*
3 ~USS

1. U.S. Agency for International Developrv;ent

a) Shelter Selutions :
Water, Sewer,, Road and Stormwater
: Drainage Works and Electricity for .
~ 500 Serviced Plots 600,000 791,000

/ .
b) Communit Facilities C . ;
. 1 Frimary School 828172,000 172,000 227,000
2. 1 local Shopping Center 30,000 40,000
3. 'Landscaping , .30,000 . '30,000

¢) . Building Materfa) Loans - _ .
500 Loans @ Z§T500 A '
(rang'lng‘fmm 2$1000-2000 750,000 990,000

d) Escalation and Contingencie. 242.000 311,000

TOTAL: 1,824,000 2.400,000‘

2 Government. of 2imbabwe

a) " Land: 30 ha @ Z§350 per ha 1,000 - 14,000
b) Project Design & Management 200,000 , 277,000
.¢) Escalatioh and Contingencies 169,000 209,000
TotaL: | 380,000 500,000
3. U.S. Agency for International
ﬁm” Zimbabwe
GRANb TOTAL 2,204,000 2,900,000

* A1l figures rounded off to the nearest 1,000. -









Ye
subsequently zssist in the developaent of gtaff capability and
procedures for using it to its fullest effect. Hardware and soft-
vare would remain under our supervision until the above was .
socomplished, enadling the technology to. be oonfilently tranaferred.

Yo have tentatively 1ientified the following system as the appropriate
one for our needss-

1 No. Osborns Personal Business Computer with
64K RAM and 2 No, 200K double denaity disk
drives vith Data=bage Certificate,

1 Yo, 12" Greem Screem monitor with interface
cadble. .

1 No. Printmaster P10 printer and interface cable,
1 No. Battery pack power suprlye.

1 Moo START= PAC Xit (cassetteetape wiih manual for
leaming operating trocedures),

20 Noo ‘Uokottes,

Software to include s YCRDITAR, IUPERGALC.' CP/M,M BASIC,
C 2aSIC amd oila 3:3F 7.

ADVA TAGES CF " LICTED SYSTIM

1) Builtein adaptor for 220/240 Volts.
2) Puzgzed consvruction with carrylng case.-
3) Portability, f.24 can be used in offices of Local Authorities.

4) Uses CP/M operatirg system which allows access to a very broad
Tange of software including UNCHS's Urban Data Managemsent Systea,

S) Estizmated to cost less than US$5 000 which 1s the amount
available, . .

6) USA source and origin,

7) Serviceable in Harare by CoF. Tulley & Agssoclates on a
"Parts and tine™ basig,

8) Required -software comas as stardard package with the Osborme,.

9) Comnatidle wiih electronic typewriter to be purchased with
Grant fands,



| : ANNEX D
MEMORANDUN .

//\ o~
Ak
o o AU,
T0s CDZ. CEENGA FROM: CDE. BEARIMCRE
through ACTING DIRRCTOR,
TECENICAL SERVICES DEFARTMENT , TELs 29445
FILE:s F/3/60 DATE: 11th FESRUARY 1583

EQUIPNENT FOR _EOUSING GUAB&HTEE PRCGRAMME

Please find attached a proposed 1ist of equipment and materials
for your review and cozment. “These items are required for the effective
icplementation of the above progranme in general and the Project Managezent
Training Frogranme in particular. . '

The following comments are in order:-

1« The estimated total cost of these items 18 2811 000
available within the Limited Scope Grant.

2, All items become the property of Government and are
\ to be used for project-related purposes. - *

3 A1l items except where noted are to be procured in the
United States where they are readily available and
relatively inexpensive. A4ll items to be procured in the
US. are manufactured there except where noted.

4. A1l electrical items sre to be 220/240 votte and 50 cps. -

S 111 cost estimates are in 2§ and axclude sales tax and custome
duty. .

6. A1l numbers in parentheses are references to the Brodhead -
Garrett Catalogue obtained from the USAID Mission.
)

7. 4 waiver has already been obtained by the Mipsion to purchase
itex 2, likely to be of Jaraness canufacture. )

8, TWaivers for the purchase of items 4 and 5 will be required.
,This would require a letter from Government to USAID stating
thHat these iteme are standard government lesue.

We recommend you approve this 1list and that it be forwarded to US:tID for
their further action. .
il

\ R ~'\..,
1/l "1 '\'\l\‘-‘“j‘ “4’\ '\:*\ ‘ [AAUN
. \.‘ |
Cix
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TECHNICAL A3 T3TwiCE SEIVICLES I'OR TOW=CO.571 SHuLTER
Comwodity procuruvuunt g

. 4
Item demcription / Justification / GOZ cout comnitment

—

Est, Ccat | Soarce / Origin

1.,

2.

3

4.

5.

1 No.

1 No.

-1 NO.

1 No.

' GOZ to bear cost of film, processing. (Japan).

- To have auto-focus, front and rear acreen projection

overhead projector (tranaparency) with aceﬁate roll,
spar'e lamp, especially useful in demonstration of the
uge of standard forms usged by Project staff,

(e.g. BUHL Model 80/14, 220v 50cps.)(335907/18/29/30).

single lens reflex camera 35mm with 80-200mm "and
35-60mm wide angle lensges, flash, cases. (e.g. Nikonmn),
Required for preparation of slide shows to be used

during benefioclary and gtaff training. Also required
for monitoring and evaluation,

sound plide projector and 12 No. slide trays.
capability, built-in cassette recorder/player with
synchronized pulse. Accessories to include carrying
case, dust cover, foot switoh, auto- timer, remote

cords,
(e.g. Telex Caramat 4494, 220/240v 50cpg).

electronic typewriter with variakle type face, 15Kk
nemory, and interface Rs-232 ¢ (eg Facit 81115.
Required to be uped in Production of project related
training documents, Wanuals, reports. (Sweden).

GOZ recurrent costs to cover servicing,

photocopier with reduction capability and document -
feeder, collator (e.g. Canon 400) . .
Required for reproduction of Project-ralated materials,

GOZ costs to cover servicing, paper, eto. (Japan).
combination punch and binder required to bind grojeot-

related materials as described above. (289919

drawing board 297 x 420mm (e.g. Rotring). Required to

360 To be procured in U,S.A,

800 To be procured in U. Se.A.
(Waiver obtrined).

1 500 To be procured in U. S.4.

1 300 Philpott & Collins,
Cnr, Stanley ana 8inoia,

Vaiver required),

5 000 - Ditto -

1 000 To be procured in U,S.a.

50 To be proocured in U, S. 4.

be used in production of &graphica for above materialg.
formse designy

R



TeCNICAL ASCTSTAIICE 3<£RVICES MOR LOW"-CCJJT SHeLPER
Qowmwodity proocuruuunt,

Est., Cout ﬂ‘;om-tn / Origin

Item description / Justification / GOZ cost eomaitment

overhead projection graphice kit as per
Lumo Colour Art No, 359 AV,

Ry
‘/8. 1 No. . film projection screen 60" x 60" on .tripod. 100
¥Wonderlite Silver Lenticular (338189),
9. 4 No. metal easels for flipcharts.at $65 260
1 ‘ .
10. 48 No., pads of newsprint for flipcharts at $2,50, 120
GOZ to gupply additional rads as required.
| 1e 1 ¥e.  Tratning k14, a 1ibrary of training materials for 150
: University Assoo. LaJala_ CA. .
‘/12. 48. No. Magio Marker felt pens in assorted coloura, 65
13. 12 No. rolls of masking tape. 15 = |
14. 96 No.  penoilg ‘ ' 10
15 2 No, paper puncheg. 8
16. 2> No. staplers_and ;tapleg. 12
17. 48 No. A4-size note bookg.‘ 100
. 18+ 96 No. Ag-siz‘e 'ritir.g‘ pads. 200__
\/19. 1 No. 100

M

To be procured in U, S.4,

Philips Electrical,
62 Mutare Road.

- Ditto -

To be procured in U.S.A.

To be procured in U.S.4.

Art Stationery,

762 Speke Avenuse,

To be procured in U.S.A,
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Introduction

There 18 an apparent dilemma on the question of standards of houging
vergus affordability as far as the USAID -~ agsisted Self-Help Housing
Programme is concerned. Current Mini try of Housing policy calls for
"core" houges to be not less than 50b° in area. The Houging Guarantee
Program 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 issue

by stating the conptraints and assunptions relevant to achieving the
objective of providing adequate shelter solutions. When the cutoome
of the calculations is seen to oconfliot with Ministry policy, even
under the conditions of relaxed asgunptions, the conatraints are
examined one by one. The implications of modifying the constraints
are discussed and recommendations are made to Tresoclve the dilemma
stated above,
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Objective

The objective of the present exercise ims to design an
adequate range of ghelter solutions congl sting of serviced
stand and varying structures at Parkridge/Fontainbleau
affordable by an urban worker and family earning the,legal
pinimum wage in Harare.

Congtraints

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

1) ‘

2)

3)

4)

5)

The current legal minimum wage is $105,00
per month,

Loan repayments are blended level payments
calculated at 94% compounded monthly over
30 years (capital recovery factor is $8,41
/1000) . ,

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

a) Loan admin, Charge $ 2,20

b) Sewerage charge 2,82
¢) Refuse removal 1,05 -
d) Min. water charge 1,95
e) Supplementary charge 4,50
$12,52
: ]

The actual plot development cost recovered
directly from beneficiaries for a stand.at
Parkridge/Fontainbleau Phase I ig $450
calculated as followg:= .

Land acquiei tion | 226,600
Land survey ‘ 86,350
Roads ' 1 180,875
Storn drainage " 230,000
Engineering fees . 54, 489
Interest during construction 70,000
Total fov 4,135 sTanda 1 848,313

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

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

. are ignored. .

The minimum gtandard shelter solution shall

include an initial four-roomed detached core .
house containing a toilet and shower, having /\

2/.'.,
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A\l
@ minimum area of 50m; and be capable
of expanding to seven rooms,

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 - o :

1)

2)

3)

4)

5)

NOTE :

411 households will make a minimum
deposit of %. of the total loan amount,

Total monthly payments for housing and
related surveys do not exceed 27,5% of
the household income,

The "squere meter cost" of bgilding
materials is §55,00 in March 1983 prices, as determined
by recent brigade costing exercise, :

The "sgquare meter cost" of brigade

labour and overheads is §20

in March 1983 prices, as determined by recent
brigade costing exercise.

The inflation 'rate on building materials
costs is & per morth compounded,

Combining assumptions in Section C with the
constraint calling for a minimm of 50n¢ of
built space yields a unit cost of §4 200
per unit, brigade built and $3 200 for
self help.

D. Calculation of maximum size of house

1)

Monthly total or housing as pér B1 and C2 :-
/

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

2)
3 ). '

4)

Net available for loan repayment after paying
fer service charges as per D1 and B3 :-

28,88 - 12,52 = $16,36

¥aximum affordable loan as per D2 and B2 s~

16,36 x 1000 = $1,945
8.4 .

Maximum cost of total housing package'as per
D3 and C1 :- , '

1,945 + 5% x 1,945 = 82,042

3/.0.
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5) Maximum cost of house after allowing fo:
serviced stand from D4 and B4 3.

$2,042 - $450 = 81,592

6) Maximum size of brigade built core
* from D5, C3, C4, C5 :=-

14592 14592 ¢
T35 %0 = 75 = 21,2

This result contradicts the constraint B5
which stipulates that a core shall be a
minimum of S0m°, :

7 Maximum size of self-help built core
from D5,C3, C4, C5 i-
152 e
55

This result also contradic@s constraint B5,
even if all labour - ' .
is either voluntary or paid for outside the loan,

Let us repeat this series of calculatinns after
relaxing all the assumptions to their logical
extremes,

Relaxed assumptions

1) A11 households make 1%, deposit of totzl loan
amount,

2) Total monthly payments for housing rise to a
maximum of 3%. of ingome,

3) Material costs, including plumbing, drop b&
10% to 850 per m?.

4) Labour and overhead costs.drop by 10..to $18
per m‘,

- {
' h

Recalculation of maximum size of house

The steps in Sectiom D are repeated as follows :=-
1) 35 of 8105 = §36,75;
2) 836,75 - $12,52 = $24,23%;

3) Max loan = 824,23

545 X 1000 = $2,881
’

YA M
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Max ost = 2,881 1 : )
4) c ' ] +T%O' x 2,881 = 33.313

5) Max cost of house = 3,313 - 450 = $2,863
€) Max size of brigade-built cores :~

2,86 . :
= 2 863 Z
50 + 18 z'a— = 42m

This result violates constraint BS since
the affordable area is less.than 50n°,

7) Max size of self-help built core :~

2,863 = 57,3 o
50

Thie result meets constraint BS., Hgwever it
recuires the household to put down $432 deposit
and provide "sweat eguity" or cash valued at

§684 for labour, assuming $12 per sguare meter.
Survey research in Harare has shown that only one
half of households earning $105 p.m. have savings
and that the amount saved averages $120 per house-
hold,

Reviewing the constraints

1t 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. 1let us look at each onzin 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 mlnimum 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 minimum
wagewould be raised by an amount sufficient
to render the cost of the current minimum
house affordable by those now earning
€105 per month,

5 eee

z
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Using the assumptions given in
Secfion C which assumes that the
0m” self-built core house and
serviced stand cost $3 200, the
ninimum wage would have to be
increased to $142 per month to
allow payments of principle and
interest of $25,90 and gervice
charges of $12,52,

Revise finance terms

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

" a) Reduce interest rates

to homeowners.

The current interest
charged on NHF loans is

94%. This rate

established by the
"Ministry of Finance, ig

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 drop to
4.55% peas. to permit the
ninimum wage earner to
afford the minimum approved
house costing $3,200, That
ig, the loan would effectively
be a grant with a 4.5% p.a.
admini stration fee. Such
terms would congtitute a
subpidy, which contradicts
congtraint Bé6,

b) Lengthen the repayment period
of the loan,

The current repayment period is

30 years, This implies & repayment
rate of $8,41 per thousand dollars
borrowed. By lengthening the
period by, say 50% to 45 years,
this amount drops by only 4, %

to 38,03, In other worde there

is very 1little to be gained by
lengthening the repayment rexriod,

¢) Introducing graduated repayment
scales. ‘

Thia\approach involves setting
Tepayments at the low end of the
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scale at the beginning

of the loan period and
increasing thew 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. 4lthough the
ddvert of inexpensive computers
has zade the management of these
Progressive repayment schemes
easier they still present

"slgnificant administrative

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

MNore 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, 1.e.
27+.5% of income. In order to make
initial payments signifi cantly
lower than those called for under
level payment systems, end in
order to minimize the erosion of
the value of money, the progresmive
increases have to be large; larger

~ in fact than 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

. new 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
shel ter project,

T/eoo
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d) A combination of a), b) and
. ¢) 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 objrstive of affordability,

heduce monthly gervice charges

At present monthly service charges cover the cost
of recurrent items such as loan adninistration

.services, rubbish collection, water supply and

road maintenance. It also covers some times of
capital expenditure such as water and gsewer
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
subsidier by not recovering all capital costs.

Reduce plot develogmeht'charges

The plot development costs given in B4 are actual

costs incurred in acquiring, surveying and servicing

the land. The total of $450 per plot includes a
notional $13 for engineering fees and $25 of
capitalized interest. This latter amount asgumesg

that construction took ten months and that 7.9%
interest on half the ocost of the works had acerued

by the end.of the period. Because the work is

already near completion these actual oosts oannot

be changed. .

It is theoretically possible however to revise the
formula by which these actual costs are allocated.
That 18, a policy decision could be made to recover
some of the coste from sources other than the lower-
income beneficiaries or not to recover the costs at -
all. GOZ could absord the cost of the land and survey
fees. The City Council could charge the cost of roads
to their rates fund. MOH could charge consultants
fees to the Exiraneous Professional Assigtance Vote
and could waive the interest during construction.

If all these rather dragtic measures were taken and -
no plot development costs were rassed onto to
repidential plot holders, 1,e, eliminate plot
development charges, then the following would

result. Refer to Fs5, and uge relaxed assumptions:

Max cost of house = $3, 313

o Max gize of pelf-built core: = 313

50
- 66n’

ol
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That is, eliminating the plot development charge

by granting "free" serviced stands to allottees

would allow the minimum acceptable core houge of

502" to be built from the start, Under thig set

of assumptions, however, a deposit of $720 ana

"sweat equity" of $800 are still required. More-
over applying assumption C6 coneerning a conservative
estimate for the inflation of building material costs
meang that core houges built in the second year of
the programme would be at least 26,5 graller than
the 66r° affordable in the first year, i,e. 48m°,

Thus the gains achieved by a complete subaidy of
infrastructure costs, amounting to $1,848,000 for
Parkridge Phase I, evaporate by the and of the first
year. In addition the precedent met by allocating
"free" plots would be difficult to overcome in
gubsequent projects.

Introduce financial cross-gubgidie
————=" conanclal cross-subglidies

Many of the alternatives discussed above involve the
introduction of net subgidies in one way or another.
These pubsidies are created by way of the publio

sector absorbing certain cost itemg, e.g. survey fees
or the opportunity cost o below-market interest rates.
Net subgidies reduce the overall volume of government.
resources available to tackle the low-income housging
problem. There are however kinds of gubsidies which do
not reduce resources but which in fact can increage
governments' £bility to deal with the problem. Thesge
ére cross gubsidies, whereby the "haves" contribute to
gsolving the housing problem of the "have-nots". This
ig an enormously complex isgue involving many puBlic,
parastatal and private sector authori ties and their
respective pricing policies. The subject is clearly
beyond the scope of thig paper. And indeed it does
have its limitsg in that there are relatively few
"haves" in Harare: less than 4 of all households

earn wore than $1 200 per month. Eowever the
possibilities of generating significant crogs-
szﬁfidies should be investigated for their consigtency
W :

Governments' desire to redigstribute income in the long
term as part of the process of socialigt transformation’
of the nation.

‘Revi se physical design standards

The last remaining option to!consider deals with the
spatial and temporal dimensions of phyeical standards.

At Parkridge-Fontainbleau this option confines itself

to house design gince the standards of services are
already fixed for obvious reasong. Two approaches

oan be taken and they are both linked to the notion
that standards should be minimal but upgradable, 1In
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the first case a Policy decision ocould be taken

to fix the size of the ninilu! acceptable core to
an affordable one such as i2m s OF one room plus
separate toilet and ghower. This approach suggests
that a local authority woulad approve house plans
showing this minimal standard and 1t would be
satigfied if the plot allottee built a structure
in oconformity with the plan within a specified
time limit, say, one Year. The second approach
anticipates the allottees desire to have & proper
house within a few years. In such a case the local
authority would only approve house plansg meeting
current Ministry standards. It would also require
the allottee to buila the sanitary core and one
roon within, say, one Year. However it wouléd not
put a time 1imit on the period during which the
allottee must corplete additional rooma., This
second approach need only be applied in the case
of stands being developed with afded-self help
methods, either individually or co-operatively
baged. Stands being developed by brigades could
still have the four-roomed core houge for allocation
to middle-income households where such allocations
are authorisgei,

Reconmen dations

In view of the constraintg imposed upon the design of affordable
low-income ghelter solutions at Parkridge-Fontainbleau it ie
Tecommended that :

1) In the long-term the possibilities
of generating financial crogs-subgidi es
within the housing gector be investigated
with a view to putting shelter opportunities
for the low-income £€TOUpPBs on a more equal
footing with their weal thier compatriots,

11)  In the short-term/ a core house of four
rooms be set as the minimum standard with
the proviso that where they are to be
conagtructed with self-help methods, the
beneficiary, after constructing a toilet
and one room within say one year, need not
build more than he ocan afford at any givem
time.
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MEMORANDUM
b @7

To Cde. Chenga Liem Cde. Beardmore and Hovi
thru' Acting Director, T.S.B,

-

Td
ki F/3/57 ] v 11 Apri1, 1983,

BRIGADE BUILT HOUSES

. \ . ,
Please find attached surmaries of our findings on the cost of
building four-roowsd coTre houses in the following towns:-

Marondera (Dombo Tombo) $ 3318 50. 122
Kwekwe (Mbizo) 3 777 ’ 52.0m°2
Mvuza (Mushayavadzi) 4 092 57.0m°
Mutare (Dangamvura) 5 446 57.25m° (estimate)

Kadoma (Rimuka) not available

Cur narrative report on the 1nveatigationp is under preparatiqn.



DATGADES HOUST COIUISTRUCTION UITIT COSTS SULTARY

Tovms: MARONDERA Prices as of:  APRIL 1983
. 2
Houss Plan HNo.: 192 A Area of House: °°™
I7E 8/UnIT
Ilnterials XOX0EXFROBOEEIRGONEXEEY 2 037
Lobour 578
Joter, sewer & electricity conncctions ‘
(incl materiels, labour, & fees) © 240
Site salaries (clerks, security, ctc.) 85
5ite establizshment & disburscements =
Trons yort of matericls A 58
Tlont, ccuipnent, clothin~ & todls ! ) 20
Uoterials procurciient & handling ( 5 <) 145
Town Engineers charge (23 ) 80
Interest during construction (2,35.) 15
: 3 318
T0TAL A eaeecn

1

2.

3,
4o

Se

Rate of construction assumed to be 128 units in 8 months
10'00 200 Pells /

A1) walls are 115amm concrete block | blocks produced at a cost
of $0.19 each (materials and labour only) Note: all water, sand
and quarry dust are free; no allowance for depreciation, maintenance

_of plant and equipment, no allowance for "down-time".

Not all labour had been trade-tested by Manpower.
Marontva: hags quickly adopted the brigade strategy which closely

. resembles their pre-Independence mode of eonstruction whioch

involved contracted labour,

There have been no "contractor-built" houses thor!foro price
comparisons are not possible. Averuge cost per m” is $66.
L]
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EYIG&DLS HOU"“ COIISTRUCTION UINIT COSTS SUIMLARY

Tovmn: KWEKWE Prices as of: January 1983
Housc Plan No.: 1593 Area of House: 52 square metres
175 &/UNIT
lMaterials (inel 5 contingencies) : 2,816
Labour . 638
Jnter, sewer & electricity connections 70
(inec1l matcriels, labour, & fees)
Site salaries (clerks, geeurity, ctc.) 28
3ite estoblishnment & disbursements 6
Tronsoorty of moterinls -
Tlent, ecuipaent, clothin~ & to®ls | 31
“laterizls procurcnent & handling () -
Town #ncineers charge (23 %) (+86) 91
Interest during construction (2.%3.) 67
P0PAL . $ 3,777

CG.o 30TS
1. All houses have 150mm external walls (i.e. new MOH standard).

2. All houses have pedestal WC partitioned fron remainder of
bathroom as per MOE standarda./

3., Capital cost of establishing block-making facility is inoluded
-in price of blocks (i.e. prices of $0.30 for 110mm block and

$0.35 for 150mm bloock cover capital, pro&ucticn. and transport

costs); coste unverified. .

4, Labour and site costs and charges based on assumed rate of
production of 759 houses per annum,

. S« Labour hired in stages as needed as project was eatabliahed;
only six houses completed as of 31.3.83.

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

Te Trade-,estin; 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 (materiale supplied by municipality).

Cost Comparison: (January 1983 prices)(cost of completed unit)
* Ae Contractor-built (labour & materials)(estimate) 3 8128/52
B. “Lubourbpnly"contract built (house plan 1592) : 69/-2
C. Brigade-built : 72/

X



DAIGAD¥S HQUSE CON3TAUCTION UNIT COSTS SUNL ARY

Torm: MVUM4 (EC) - Prices as of: _ MARCH 1983
. ® ‘
Housc Plan No,: Unnumbered Area of House: 57m2
17 October 1982
(¥ughayavudzi)
ITE : ' ' &/UIIIT
lMaterials (incl 5. contingencies). 3 470
Lobour 751
dater, sewer & electricity connections
(incl matcrials, labour, & fces) -
Site salaries (clerks, security, ctc.) -
Site estoblishment & disbursements . -
Transsort of matericls ! 47
Ilant, couipment, clothin~ & tolls 27
lloterials procurchent & handling ( ﬁ) -
Town Ingineers charge ( =-9.) ' 5
Interest during construction (2.3¢) 92
TOTAL ‘ 4 092

T IUTS

Cu

1.

2.

3

4.

5
6.

Te

32 units produced in 4 working ?onths usging labour team of
30 men and 1 foreman, / h

41l walls are 115mm conorete blocke of very poor éuality} Foreman
supplies blocks at $0.39 each from his own block making facility,

It is unclear who actually employs the labour, i.e. Area Committes
or Foreman, ,Methcd of wage payment open to abuge, i.e. all mcneys
paid out through Area Secretary and Foreman, )
Virtually uncontrolled issue of materials from Stores. It can be
agsumed that material price of approx. $3.170 includes large element
of "ghrinkage". . ' .
411 houges being allocated on a rental bamsis. Monthly charge
totales $45,60 including $34 for "rent".

Very poor value for money, anticipate majoz naintenghce problems
in the near futuze. ’

Cost information not final but derived from available ihcompleto data.

Cost Comparison

A. Contractor-built (labour & materials) : $168/n°
(estimate based on 2 year ocld project)

B. "Brigade built" $ 72/n°



SRIGADES HOUSZT COHSTRUCTION UNIT COSTS SUIT'ARY

MUTARE . ' JANUARY 1983
Tovmn: Prices as of: 1983

Hous: Plan No.: 15/A/248 of 28/12/82 ipea of House: 57: 52m°

1T &/UNIT

leterials FLMXXXEXXRXAERGRXGSX 3 6177
ILobour 784
ieter, sewer & clectricity connections
(inel muteriels, labour, & fces) ‘ ' 270
 Site salariec (clerks, seccurity, ete.) 47
Site estcblishment & disburscements 23
Tronsoyort of matericls 72
I1lznt, eccuipment, clothin~ & tolls ' 376 ~
‘aterizls procurenment & handling (&) -
Tovm Engiﬁccrs cherge (%) ' 135
Interest durins construction ( <) 122
, 2CTAL 5 446

L ————

CGr ™ 3073
1. These figures are estimates (approved by MOH) 'and do not refleot
actual. costs since no work done /to date.

2. A1l external walls to be 150mm .and intermal walls to be 115mm,
Actual cost of brigade-produced 115mm block 1s $0.27. ’

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

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

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

Cost pomparilon
~ A. Contractor built (es%inate). ‘125/12
B, Brigade built $95/n°
EQES: Mutare has recegtly completed (Jan. 83) construction of a primary -

school of 1345m° by "direct-labour" at.a total cost of $1680,000,
excluding landscaping. This gives a m“ cost of $134,



~RTGADES HCUSE CONSTRUCTION UNIT COSTS SUMT ARY

Tovm: KADOMA B ‘Prices as of: -
Hous:z Plan No.: - ~ Area of House: -
Il ¢ /UVIT

Naterials (incl 5 contingencies)
Lobour

inter, sewer & clectricity connections
(incl materials, labour, & fees

gite zalaries (clerks, security, etce)
§itc esteblishment & cisbursements
Trans}ort of matericls

T1ant, couipment, clothin~ & tolls |
Iaterials procurcnent & handling ( ;)
Towvm Encineers chorge ( %) '
Tnterest during construction ( e)

20TAT,

. e

CoNNTS

. b
1. Brigades not yet established for. construction of production.
2, Costing of proposed house pland not done.
3, Application for borrowing powers not yet submi tted.

4, Detalled analysis of block slab set-up using casual labour
shows production cost of 150 and 110me block are $0,40 and
$0,27 respectively. Local commercial prices for 115mm block is
$0,33; 150mm block not commercially available. '

5. Current “"upgrading" of Rimuka being done using sub-contracteg'
labour using "old" MOH funds. Ayerage house costs are 372(-
this method. o

6. Kadoma Town Clerk claims a local contractor was willing to undertake
construction %of houses for approximately $70-85/m“ including supply
of Qaterialn. It was alleg!d that the sasme contractor hgd oonstructed
24m° in houses for $57.14/m° in October 1981, i.e. $83/8° in todays
rrices. ‘ : ‘ ‘

using
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MEMORANDUM :
I @g! gl’uél
© To. cae Chengs From  oga i vik and Beardmore
: Thru' Agting Director, TSB o
. ) Tel. . s,
Ret  B/3/57 D.» ~13th Aprdl, 1983/

BEPORT ON VISITS TO BRIGADR ROUSING PROJECTS .
— T DALY

Herewith our observations on the operations of Local Authority brigade
prograrmes for Marondera, Kwekwe, Mvuma, Motare and Kadoma, visited during
the period March 30 to 4pril 7, 1983, I

This report should be read in conjunction with our findings on actuel

costs submitied to you ﬁnder separate cover, Recall that the costs analysed
included the house only and not the merviced stand, :

There were importart lessons learne? about brigadas and their establishment

in each centré visited. Please find our swmmarized oﬁservationa as follows t=

A, Marondera

1, Introduction of the brigade approach in Marogdera did not poée‘
great organizatiopal probiemn because the Municipality had used a similar
method for thé last fifteen years. i.e, labbur subcontract, They already
had a developed material stores system and necessary tramsportation, 'bhsy
had had experience in costing and eontrolliné house construction by stage for
botg labour and materials. The high quality of‘fmrkmansbip indicates they have
adequate levels of supervisory and artisan ékilislfor thefr current level of
production, There wag also evidence of a "team spirit" among%t the council
officers, ' |

2. .The current eyrength of the construction brigade is 55 approximately.

Planned production target is equivalent to 200 units per year., Progress %o date

suggests this target will not be met. .Council officials indiéated productivity
had dropped by as much as 25% compared with the sub-contracted labour approach,

' They attributed fhis to the new system of payment on permanent terms, When

all artisans are trade-tested, thus increasing the cost of labour, productieity
1s expected to further decline, i.e. output per dollar of labour will drop,

3. The 'lq&azo metre™ costs are the lovest of the five centres visited,
despite the high level of finishes called for, This is because -

2/.00..
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(i) all materials for blocks are "free” except cement,

(i1) 811 ‘existing buildings and equipment are fully depreciated
i.e. no "charge” passed on to houses,

(111) no site offices were set up since tho‘Doﬁbo Tombo
Area is close to their permanent offices,

(1v) 211 walls, internal and external, were 110 mm
concrete block. i

Inevitably as the quarry becomes exbausted of materiale, 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.

Be  Xwekwe

1.  The Mbiso houses are the first ones to be undertaken by Evekwe at
such & scale using the "direct-labour" approach, i.e. brigades. The Town
Bngineer has had to develop all necessary technical procedures to implebent
the programme since pe joinqd the Council 1n/July 1§82. There was evidence that
setting up the brigedes was achieved at the expense of other municipal programmes,
i.,e. shortage of transport and equipment crgated by diversion to brigades, to
Bsay notﬁing of ‘the Town Engineer's time. Recent resiznations 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 aﬁditional responsibility
on the Tovn Engineer, already heavily burdened with numerous technical . tadks.
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 fsundationa were often too low.and block work roughly finished,

2. Based on progress to date, it is unlikely th;t all 300 units will be
completed by 30 June 1983 aa planned, using the 160 = person brigade presently
‘ssployed. It is not clear what production targets were being used to set the pace of
the project. The Town Engineer estimated that labour costs for 1983/84 will go up
by 19% oving to higher salaries peyable trade-tested artisans. ~

s/..(..f
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X Rough calculations show that 110 m and 150 am blocke are being
produced at unit costs of $0,21 and $0,29 respectively. Th{a‘contraatl
sharply vith "selling™ prices of $0,30 and $0,35 respectively. Trensportation
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 reallf be a cost item for materials procurement
and handling; and (b) control of materials on site could be somewbat lacking.

5 The apparent dependency of the whole operation on one man, the Town
Engineer, indicatés lack of depth ;n the Municipality's ‘organisation. :Thia could
put future brigades efforts at risk, if efforts are.not made to strengthen the
technical arm of the Municipality.

C. Mvuma

1. The construction of 32 houses at Mushayavudzi is Mvuma Area
Committee's first attempt at implementing the brigade appro§ch. Unfortunately
the Area Secretary was on leave during our visit and many of our queries went

unansvered, Nevertheless several serious problems were identified,
' . . -

(a) There was no clear evidence khat the workforce did,
in fact, constitu?e a brigade 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 wvas wearing prot;ctive clthing.

(b) The "brigade foreman" was also the supplier of concrete
blocks thus creating a clear case of conflict of intereéi,\
more particularly since the quality of block was amongst
the lowest we have ever sesn anywhere, Moreover the price
for 110 mm units was $0,39 plus transport, i.e, higher than
in any other of the five centres visited.

Wesers
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(¢) Paor quality nateriall vere not confined to the blocks alone.
Tnternal doors vere geriously warped’ throughout. Work was too
far advanced to permit inspection of foundations and slabs, The
vorkmanship was generally pooT. This auggests a lack of
sdperviéion and/or lack of basic building skille. It ‘waa also
noted that the estimate of $12 000 for labour had already been
exceeded by at lgast $12 000. \

(a) Members of the Area Committee samitted that there was & .
general lack of control on the issue of materials fron
the Store to site., . Materials were issued to anyone fron
the work force vithéut authority from the foreman, It vas
perhaps coincidental that some of the materials used to
construct an extension to the Area Offices bore a atfiking

resemblance to those used in the 32 houses.

(¢) Funds amounting to $110,000 for 32 units had to be
stretched to cover the cost .of on-site water and sewer
reticulation including & 1ink to the existing sewage
ponds. This suggesta that an overall development plan for
the Mushayavwdzi Scheme was 4acking at the time of project
approval. On top of it all, ve suspect that the sewer system
may be somewhat underdesigned. ’

(£) The Area Committee’s tabulation of expenditure to date
showed that actual costs had exceeded $150 000 as
compared with the estimate of $107,000 approved by the
Ministry in January, 1983. This excess of $43,000 innluden
expenditure on services ané ;oads.

2, Mvuma is a clear case where the peroeption of what a brigade is

differs markedly from that of the Ministry's porception.


http:tabulation.of

D. Mutare

1. City of Mutare hu submitted an application for borrovine povers'
totalling $3,371 million 'ta cover the cost of 440 houses a.nd servicel
at Dangamvura. It has not however begun its brigade progremme owing to lack of
funds from Goverrment, It has established a blook-making facility using
its own funds. After stock piling 90,000 blocks, the labour has been
1aid off. The City Engineer reiterated hies concern about employing briggd'o
labour on & permanent basis without a vritten undertaking from Govcrnmént to
finance the resultant wage bill. '

2+ The cost estimates submitted by Mutare and approved by the Ministry
allov for an everage unit cost of 85,446, considerably higher than the other
centres, This figure includes a large amount for plant and equipment running
costa (e.g. $21,000 per tractor per annum) and high estimates (etandards,
quanitity and ra.tes) for materials ($62,88/af). It ie likely that the tender
prices for materiala will be considerably lower than the aporoved estimates.

E. Kadoma

1. Kadoma has not yet prepared nor submitted an application for
borrowing powers for 1962/83 .for brigade hous{ng.
i . !

2, It was olear from our discussions with Kadoma officials that
thgre was much planning to be done before any application would be
forthcoming.

3, Kadoma has establishad with its own funds =2 bl'ock-making set-up
producing 110 mm and 150 mm blocks at the rate of 1400 per day. ‘ These blocka
vere by far the highest quality ones seen in the five centres visited,

T. Recommendations
Of the five centres visited only two, Marondera &nd Kwékwe, have established

‘brigades in the accepted sence of the word. Mvuma's effort.is badly off the rails
and Mutare and Kadoma have yet to start. Current levels of production of brigsds =

built housing are still lov compared to the total demand for shelter as dsscribed
in the Hational Transitional Development Flan, '

6/..0-. .
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The following recomcendations formulated as a rolult of our toui are made .
with a viev to increasing tho effectiveness of the brigade approach to
shcitar proviaion te

1.

24

.5.

4.

S

6.

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.

\
Attempts should be made at the Local Authority level to
monitor physical progress of projects using simple tools
such as bar charts,

A1l building material handling operations, i.e. Stores,should
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,

An attempt should be made by the Ministry to identify acceptable
}ncentive systems to encourage labour productivity without
contradicting existing labour laws. Thia applies to both
production and construction briga&es. .

No NHF funds should be released to a Local Authority until an
application for borrowing powers completed in accordance vith
atanding inqtructions has been received and approved by the
Ministry. It is recomrended that theme etanding instructions be
revised to make them more comprehenaive. Use could be made of

a few simple foims to standardize the way in whioh cost information
is presented. ‘This would expedite the approval process and would
form the basis for follow-up cost-control exercises. '

It is recommended that a series of standard house desfgns be
prepared with accurate schedules of materials, Local Authorities
could select one or more for use in their area and submit them

as part of their application. Applications using standard plans
vould'rccoivo speedier approval than those using "one-off® designs.

QV‘\

1/.....



-7-.

It is recommended that the prices for building ﬁateriala included
in applications for borroving powers be based on competitive tenders.
This has the following advantages 1=

(1) The Local Authority wvould be ready to start work
- immediately upon receipt of funds,

(11) The total cost of materfale would. be lower than
ifr based on "telephone quotes", thus allpwing more
units to be funded from any glven sum of money,

(121) 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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The Hersld, 6 Apiil 1983

. e . e e ' ) .
_— Brigaades but ing repu lation—-
VTRBAN counttin sceptical produces between 1 900 and partitions, it talieg four days te haumes oT® wearing complaiten : D e
otdiag brigades shoudd 1490 bhuitdiak blocks 8 daY. complets & houne, and 44 others arc absve
Sollew he enample of tawnd They had made mere them The tawi council hopra to goyndation stage in the town's
anch oa Rwehwe and 13 000 hlocks with & hinrk. compledn 120 unlte mid- Mblzeo hlgh-‘nmlly o ar.
Murondera, the Mininter of raking machise arquired vmly July thia yesr. Yach of the - heuse cotls .
MHowmtag, Ude Nimbaraehe tun wneeks 8RO four-roomed hounes, With Céde Mumbesgegwi sald he
Mumbengegwl bas wald. The Marandera Tawa Clerk. provialus for extension, conls expected Kwekwo {0 charge
Npeahing sfter & tour of Cde Nomuta Chideys, sald of $3 0V0. jean for the Miners
1A the tne lowhs st e brigede: “They have their . Kwekwe's materials it hed 8 1nt of tocally
weak, the ministse anld the hearts tn the job and kanow production wrigade prodnces ehiainahie ln_.l"hh. fleck snd
eseunvy that Srigades were oo Lhat they aré worhiag for the varinus stees of pullding hlacks, recinimed ateel for making
e and wet comparable people, and 0o wotrh with : atandard hetekn brerse Blechs, Halels waa briag obtained from
with private esatreticrs were minlmum n.frvuh.." Haein and dlochs for sorapyards ef local commpantes.
waloynéed- . The Morka they wmahe cont prefabricated walling. ¥armed Kadoms Town Cwuncil ts 8
The miniater, whe ales 180 earh compared with %0e Laat Drormbes, (NI b8 29 ot tha process of puitiag dows a
tnapecied & e -upgrading charged by private reniiren. the mant prvductive brigndes. ninara onees and apothes nt
L rtwrmes ta Rudetm, inheited Thone hincke:are uaed for The Town Eagineet, Cdo of “chimney" bousds orcupled
thene “armehal? butiding houses 8 the (hitrpe Gearge Milie, saud the tnes by ahout 308 famitien. It 10
Sulldere” sad chalieagrd them Bigh-denaily wnburh. The 58- rnugcil’s hratw of Aeparimen expreted thal the POk
. to vinit arean whern the inemhe? construction brigade met every wrelk o review Lhe will he compieie By 1985,
brigndeg WerR sprraling to see han sitrady completed 24 wark af tiw hrigade while the To dats, 18 housed npve
how ourcoanini they were. asnes and a worktag os 03 full councll did 8 manthly review harn compleled and the cownrll
e Marenders a . 18-man olbers. With twe suliders for of thelr work. hopes 0 bulld sh average of
-ﬁl,‘h.nﬂi-w-b u\d‘owdluul.ulu .Nll‘!-ﬁmw llu-n.eb-nm—tln.
= = ] §
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MAECH 28, 19€3
ANNEX G
XIKISTRY OF HOUSIRG

Progress Report s Low-Inoome Ehelter
USAID Project Nuader 613-EG-001

Information in this report is derived frox oonsultants reports,

liaieon with Earare City Council and MOH recoxrdas. Deta on infrestructure
progrese is as of FYebruary 28, 1963, )

I.

11.

' Goneral Statug of P soct 1

This project 1e somewhat behind schedule, on both the infrastructure
and housing development sides of the project,

On the infrastructure side, significant progress hn been made, dut,
overall development of serviced plots is about six veeks behind schedule.
It 19 estimated that the first 1,000 fully serviced plots will bde
available for allocation by early April and that virtually all of the
planned 4,135 plots will be ready by mid-June.

The prirary reasons for delays in infrastructure construction have bdem
rain, the need %o mechanically stabilise road sub-grades, and the
unavailability of primer for sealing road surfaces. Xowever, delays
on the infrastructure side are not anticipated to cause prodlems in

the orderly allooation of plots to beneficiaries.

On the houging development side of the project, rajor delays have bem
experienced in estatlisghing a project implezentastion programme. )
Substantial background work has besn done, but a oonprohcndvo policy
and zanagsment rrnmrk has not yet bosn produced.

The princary roasons for delay bave been the leck of a sound working
relationship between the City Coumecil of Harsre and the Ministry, lack

" of ocoordinsted and directed polioy and progranme develooment, and

oongequent delsy in revisging the Fhase One Project Delivery Plan by
which houging developsent will bde 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
Fhase Cne plots have been servioced.

'

re Specifi tg ¢
A. Infreptructurg

1. Boads end Storpwater Dralnage

Roads and ptornwater drainage are about 7%

complete in Unit One, 49X complete in Unit Two,

and 44~ oomplete in Unit Two Extension and

Unite Three and Four. Oversll, Phase One road

and stormwster oonstruotion is about 55 to 60%

esnpleted., Moat road sub-surfasoes have required

mechanical stabilisation; the soil does not

sompact well éue to changes in he s0il froa

extensive prior use as faraland. The ocontract

eompletion dates {n early March ocould not be met

beocsuse of the lack of yoad mrface primer.

Oompletion will be delayed at least one sonth

for Uaits One and Two. Voxk in Units Two

Extensior, Three, and Four sbould be completed D
on sahedule, but seme everexpenditure on all 7
three, roa¢ contracts is likaly. ' o/
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Water Reticulation

Woxk on water retioulation 1s virtually complete
in Unit One, inocluding installation of houee
oonnections, which were extra to the ocontracts.
In Unit Two, water retiomulation is about 2%
oomplete and work is far behind schedule. An
oxtenaion of time will be jJustified for
installation of house connections, which are
oxtra to the contract. In Units Two Extension,
Three and Four, work is about 1% oomplete and
progress has bean good despite encountering rook
during trench excavation.

Bulk Weter Bupply

The 600 m:m water main has been completed by the
City of Harare. ¥ater should be availadble throughout
the site by the time plot allocation begins,

Bewerage Beticulation

Sewers are virtually oompleted in Unit Onme,
including house oonnections. Wqrk in Unit Two
ig about 78¥ complete and progrése has been good,
In Units Two Extension, Three, and Jour, work is
about 6% complete despite the need to re-route
sewers to avoid rock outcrops.

Electricsl Reticulation

No woxk yet undertaken, The City of Earare
Eleotricity Department is waiting for ocontractors
to complete a unit before beginning work. EHowvever,
it 1s anticipated that electrical retioculation will
not delay plot allocationi tower lighting will be
prepared before allccation and laying of cables to
supply houses will only 1;1 undertaken when demand
for electricity is eufficient, s

Administration Centre, De Trainin t

The frame structures for the administration centre,
training eentre, and house materials depot are oompleted.
However, plans for the ocompletion of these buildings

are not yet fully dram. It is expscted that when
drawings are oomplete, permission will be sought for a
selective tender to enadle a contractor to start work
quickly. Completion of oonstruction 1s anticipated

by aideJuly,.

Bite-Fenging
Work is complets,

n ' : ] '

Revigion of the Project Delivery Plap : irawp-down of EG Loan

USAID informed MOE in January 19683 that the PIP sudmitted

in October 1962 would require revision and up-dating defore ‘
approval eculd be granted. As a eonsequence of this, MOH

advised the Ministry of Pinance, Beonomio Planning end ‘ 4\

s 7Y
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Developaent to re-invest Bousing Quaranty
loan funds in escrow until May 1, 1983, ‘he
funds were echeduled %o be dram-dewmn on
Fedbzuary 1, 1983, : .

Considerable background woyk outlining {ssues

and procedures for isplema ting the Project has
bsen done. However, a significant amount of work
renaire to be done {n order to develop a
comprehenasive plan, Progress has been made with
Tegard to beneficiary selection, staffing, and
adzinigtrative operations. Areas requiring woxk
include stores operation, legal agreenents, lending
PIocedires, ocomuunity developamt, projeot over-

. sight roles ana functions, cost recovery msnagement,

technical assistance programning, beneficiary
orientation and training, zonitoring and evaluation,
and project scheduling,

The eritical area requiring work {g, in general,
developing a construction PTogranme which produceg
housing neeting MOE standards vhile observing

the prineiples of nftorda'buiry, full eost recovery,
and turgeting of below-xedian ineone benefieiaries.
In late March the City of Harare and NOE ostablighed
& woXizing ralationship to enadble MOH housing advieors
to aselet ECC in preparation of the reviased PIP,
4lthough work haa begun, 1t ig anticipated that a
revised PIP i unlikely to be eompleted and agreed
upon by 4CH arnd HCC before May. It ig expected

that alloocations of Plots can not take Place béfore

' mid-June and that HC loan funds in escrow will have

to be re-invested again,

Desonstration Hougey

Right ocore house destgns/ of 4-rooms esch have been
developed, together with designs for extending the ,
ocores to seven rooms, Mhe 16 demonstration units

will be constructed by Harare City Couneil’ Departzent
of ¥orks oonstruction brigades on a gite near the .
sdrinigtration centre at a construction cost estimated
at 26195,000 plut $37,000 for plant and equipaent.

MOE has .approved the designs and given HCC perzignion
to begin cocnstruction, although en effort will be made
%0 reduce costs oonsl derably. It is antioipatod that
the houses will be completed by July 1.

Mansgement ing P

MOE has approved the Nanagement Training Propesal
prepared by USAID eonsultant Dr, Fred Pigher, HCC
bem wequested %o provide dates for earrying out
the programme, Bowever, sinoce plot allocation and
housing eonstruotion ig unlikely to begin before
aid-June and £t i, andesirable %o train gtafr
Prematurely, 1t is mticipated that the training

‘programze will not be held before late May or early

June,

v.oo
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VOE hae requested the Central Yechanical Equipment
Department to order project vehicles, It ig
anticipeted that the Peugeot Saloon will be
avellsble to project staff by early April, the

- Toyota van by mid-July, and the two trucke by
Septenber,

With regard to commodity procurement for training,
X0 recelved spproval ir late Mareh from USAID to
purchase the locally-available equipnent nd will now
Proceed to purchase i1t, Bowever, it s unlikely that
equipnent purchused from the United States by the
USZID ¥igelon will reach XOE in time to be used in

- the Management Training Progranme,

I1J. Qereral Statup of Project 3 Phage Two
A. ri Fontainblegu

This phese of the project follows development in Phase

One. On the infrastructure saide, qontuctl have and are
being let, and soze site work has Vegun, On the bousing
devalopment side, 1ittle progress has yet Leen nade pmding
development of project implenentation plans for Phase One. -

1. Infrastructure

York has degun and is progressing satipfactorily
.on setting out roads and laying sewer lines in
Tnit Seven. Tenders have beer received for work
in Units Five and Bix, fketch plane for the
District Centre have been prepared. It ig
expected that development costs will reflect
the recent increase in fuel prices, particularly
with regard ¢o transport, of densge materials, and
that a conedderable portion of the ocontract
contirngenocy sums will b:' needed,

2 ugins Development
It is anticipated that work on the Phase Two Project

Delivery Plan will start shortly after the Phase One
PIP ig completed. -

decopdazy Towng

1 tructu d _Hou

Site plans £or projects in Xarondera, Kadona and Chinoyi have
been virtually completed dy the Provincial Planning 0ffice. The
towmns have been requested to provide portions of the Project
Delivery Plan to MOE by April 29. It is anticipated that
consldersble liateon work between MOE and the Shree towns will
be required in order to develop the PIP. In effect, the

Phase Two PDP portion desling with the threo secondary towms
will be prepared es an exercise separate fros preparation of

PIP portions dealing with Phage Two at Parkridge-Fontainblesu.

4
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The writer viaited Harare from the 19th to the 26th February, 1983,

as a follow-up to his previous visit in June 1981, to evaluate the
present statue of the Kvekvwe and Gutu projects and to assist in the
setting up of necessary financial mechanimms to assure their viability
and immediate implementation, :

A-cosTs

It was found that project costs have risen substantially from those
_originally estimated, because of the impaoct of (a) naturally rising prices
under inflationary pressures and (b) expanded sewerage and core-house
specifioations, as follows (all figures supplied by UNCES staff) i~

KFEKHE GUTO . TOTAL
, : Z8 z$ Z$
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) 4 492 241 1052 728 5 544 975
| 28 7 702 612 28 1 763 520 28§ 9 456 132
: , 9

The foregoing revised cost ostimafes bree;k-down ag follows for the’
individual housing units in each project:- .

| | A | KWERE - GSTU TOTAL

Number of Houses . ' - 1045 198 1243
Total Cost ' 28 7 702 611 28 1 763 520 Z$ 9 466 132
Cost per house ' 28 13N z2$ B8 907 28 . T 616
a) Serviced stand (Note 3) z8 1475 28 2743 28 1677

b) Fully constructed core (Note 4) 2§ / 5 896 z$ 6 .164 2§ 5 939

These increased project costs promp’t the !‘olloving;queations. which
should be answered to the project sponsors' satisfaction before proceeding
without further changesg:~ . ‘

!

1) 1s there a ready market for this number of housing
unite at their substantially increased pricea‘{
‘ N .

1]
2) If such a darket exists, does it fall within the
' lower income levels that the projeot-sponsors wigh
to reach? ' "

3) Can the additional financing roq;.u.renents be met from
existing or glpplemmtary sources? '

B - FINANCING

It appears that, if¥the preceding questions' (1) and (2) .can be
angvered affirmatively, irequired additional financing could be raised by
the building societies ay ‘a group (or by Beverley Building Society :
individually 'should the others remain outalde the program).

This 'on;ldlluvo prod.'u':'t costs to be net as follovni-
/L.)

'z/...
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. K7 VR GUTU TOTAL .
Project costs 2§ 7 702 641 Z$ 1763 520 - 28 9 466 132
Experimental and Promotional . "
_costs (FPebruary '83 rate) ' 28 948 246
Total costs : 2310 414 378
—____________J
Bys Purchaser dowm-payments ‘

(Fote 5) 78 385 131 4 ] 88 176 2§ 473 307
Nationsl Housing Fund {EX USAID) 2 600 000
Building Societies 6 392 825
UNIP (non recoverzble) 948 246
Total 2810 414 378

O ———

As regarde the purchager down-payment requirement, it would presumably
be waived (or, in any event, proportionately reduced) in the case of aided
gelf-help and cooperative construction programsa. This would nat '
significantly increase financing requirements from other sources (Le0.
building socleties) as these particular construotion solutions are deemed
to result in substantial savings in cash/laboyr costa.

Since the Building Soclieties do not have the above resources inmediately
available (their combined deposit base has not grown at all in the last two
years), it is believed that they could be allowed to free necessary funde .
by a proportionate and controlled reduction of their liquidity requirements,
In effect, they could be authorized to hold their 1liquidity below the
current 20% requirement (but not below the original 15% requirement) 1if
the released funds are used to finance soclally desirable projects (such as
KweKwe and Gutu) and, possibly also, if these funds are withdrawn from
private sector depositories rather than from Treasury sourcese

C - INDIVIDU4L MORTGAGE LOANS

Following upon discussions with Mr./Richard Collier, General Manager
of Beverley Building Society, it was detarmined 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 mechanisn
now presented itself as a means of making Jointly available to individual
house purchasera the public and private.sector rescurces being applied
to these two pilot projects of KweKwe and Gutu and, by extension, to other
future projects which could be develgped on a gimilar joint basis.

The principal elements of this proposal are:-

1)  The Government of Zimbabwe, through the National
Houging Fund, and the participating building soclieties .
agree to pool thelr respective financial contributions
in cingle Joint individual mortgage bonds. As it turms .
out, in the KweKwe and Gutu projects, the government
participation in each such mortgage bond would be
‘equal to the cost of the serviced stand, while the
building societies' contribution would then equal
the cost of the house built om such ssrviced etand.

2) Although such a Joint mortgage bond could
theoretically allow for different maturity terms
on the public and privately funded sedtore, 1t is
reconmended that both be for equal periods; e.gs 25

years. _ , . /L(
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3) Conversely, there is no need to equalize interest

. Tates on esach of theme two segaents, particularly
since it is currently foreseem that publie funde
will be made avallable at & 9.9% rate and that the
building societies funds could poasidly be reduced
to & 10% rate. In any event, interest rates on
both segments should be allowed to float unler the
rules presently applicable to building soociety
loans. .

4) Both the National Housing Fund and the participating
©  bullding societies in thig Joint mortgage bond
should retain the right to request separation of
thelr respective interests at any time and to have
these then represented by separate mortgage bonds
in their respective names. Since in this case,
thie National Housing Fund's bond would probably by
. necesslty have to e subordlnated to the building
soclety's bond, the Fund should retain the right
%o purchage, 1f it so chose, the building society's
interest at par. - .

5) For as long as the mortgage bond was a joint one,
its servioing should be done by the participating ,
.building society on its behalf and that of the
- National Housing Fund, to whom it woula periodically
’ tumn over its respective ghare of monthly bond
paymenta. Whether or not the building should oharge
a service fee for this concept ig something to be -
determined by the parties themselves, The possidility
of having the participating building society aleo .
collect municipal rates and any oiher regular okarges
affecting the mortgaged property, could equally be
.gontemplated, bearing in mind the cost-savirg and
fficienoy-mha.r;cing advantages of using tlie proven
systems and experience available to the building
soclety system rather than havi € to at least
initially, implement new and e ensive duplicate
systems in the public sector. _ )

!
6) Approval of loan applications to be done jointlyby
each of the participating lenders (aithough either one
could hopefully delegate in the other ite part of the
approval process) based ong , '

(a) ' the applicant's Placenent on & "qualifying
list" maintained by the corregsponding local
govermment; - and

(v)  the applicant's demonatrated "credit
worthinese" as measured by his ability
%o meet the required down payment (or
corresponding aelf-eelj; features) and
. the ensuing monthly jpaymant charges,

7) Loan guarén'teu on the pu.-'ticipating building society's portion
of the loan to be secured as per current practioes. :

D « THRIFT GENFRATION )
One of the very first consi{derations of these two pilot projects vag

that they should hélp %o enccurage thrift accuzulation by population -sectors

; Dot previcusly known to save within the country's firancial network, /)

/ ‘ ' ' ’ d/-.--~‘
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It 1s believed that this will be clearly achieved under the
presently proposed frazework of Joint lending by the National Housing
Mund and participating buillding sooieties vhere, additionally 1t 1g the
‘bullding societies themgelves who will be gervicing ths loans and
‘@noouraging adequate contacts with existing and prospective borrowers,
In the particular cases of KweKwe and Gutu, Beverley Building Society
already has a working branch in the former and 1s ready to operate a
Dobile branch facility 1n\ the latter, ' ,

Although thrift and deposit promotions in these areas vill surely
follow established pattermns, 1t can also be expected that additional
programs will be enacted to attract further savings froms~

(s) a1l applicants on the local govermnents' housing
lists, who will be encouraged to save regularly
for the accumulation of their down-payment

. requiremants,

(b)  all beneficiaries in these two projects, who
should be encouraged to save for future home v
expansions, improvements and fumishings, as well
ag for other ugual family needs.

(¢) the surrounding population at large, who will see
t.e beanefits brought to their conmunities by the
partioipating building societies in collaboration
witn the government's gocial programs and would,
pPregumably, tkug'be encouraged to actively participate
therein, )

These additional programs could take the form of (a) special bonus
"or lottery promotions; (b) tax free savings accounts guch as are presently
offered by the Foat Office ‘Savings Bank; or (o) any other that may be ’
thought of, bearing in ming that, insofar as these new programs fall within
exi sting procedures aenployed by the building societies, they will attain
their ends without inourring additiocnal start-up ocosts, servioing charges,
gtaffing problems or other negative features,

B - ZUFZRIXINTAL FEATURES

an equally important aspect of thesé two Frojects was the experimental .
nature of certain features which, going beyond the mere provision of housing,
oould set patterns for future development of financial, technical, labour,
materials and promotional elements conducive: to expanded and more economical
housing solutions for lower income groupsa, :

It ie izportant to adapt and retaln the general thrust of these .
features in the currently modified cirocumstances of the Kwekwe and Gutu
projects, as it is they which will get the mold for:future probable
replications thereof. Thesge features arei- - '

/ . . o
1) Encouraging private sector financial
institutions (e.g. builaing socleties)

to participate in the provision of mortzage

‘loans for lower income groups,

-As presently proposed, the Joint mortgage
bond financing by the National Houging Fund
and the participating building socleties,
would achieve the imitial goals and also
leave {n place a meckanism whereby the .
private gector could r.t only coutinue

to partioipate in such joint financings /%
tut also generate the intemal growth W

. 5/. ..



2)

- 3)

4)

Se

to allow it to pursue low income
fin,moina for its owmn acoount,

Modilizing local sccial and
oooperative participation in the
building process itself, with a

view to enhancing the local labour -
component as well as to reducing ocosts.

It is beliaved that the proposed use

of (a) bullding brigades; fb) cooperative
efforts and (c) alded-self-help will
achieve these goals, as long as the
relative mix of these various solutions
1s judiciocusly maintainad.

l(aking mortgage financing available to
progreasively lTower income groups. The
current upward revision of building
requirenents in Kwekwe and, particularly,
in Gutu could, unless otherwise compensated,
result in the exclusion of families with
ingufficient income to face the 1ncreaaed
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 otherwige afford it but who,
on the expectation of rising incomes, could

.well afford $o ocommit themselves.

Second, an extended use of the aided-gelf-help
solution, particularly if the borrowers are
given long enough periods in which to complete
their expanded core units, could make thege
projects affordable to a greater sezgment of

Jlower-income groups. !/

4nd, lastly, for those families able and
willing to take on lodgers, the additional
rental income thus derived could help them
meet otherwise unaffordable monthly payments.

Developing a project framework which enharices
tho following areass .

(;) Training local project peroonnel,
community development workers,
suall building promotero. store
managers etc.

(v) Eutnblishing information and
. educational back-up systems for
projoct administrators nnd
beneficiaries.

(¢) Establi sh.ing cun'-ent monitoring and
© subsequent evaluation guidelines and

procedures. /
o2
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5) Pursuing the possibility of reducing
oonveyancing and other costs, such ass-

(a) "Deed of Grant® instead of
"municipal oconveyance"”,

(b) "Note of Hand” instead of
"mortgage bond”™, .

(¢) Waiving or reducing the
government uortgago guarantee.
commission; approval of plan
.fees; water, electricitiy and
pewerage connection fees.

P - ANNEXES
' CANNEX I

Estimated housing cost prices by different conetruction
-methods and resulting mortgage payment levels.

XWZXHE 3CILDING ‘BRIGADES C0=-0P AIDED SILF EZLFP
Cost of stand 1 475 ' 1475 1 475
Cost of house construction 6 457 5 672 5 156
Total . . 8 332 7147 6 631
Dompayment by Bane“iciary (%) 17 357. 339
Mortgage loan . .7 915 6 790 6 300
lonthly Payment (25y1'a., 10% s .
' Interest) 11,95 61,72 57,27
GUTU
 Cost of stand 2743 2 743 2 743
Cost of house construction 7170 5 930 5 391
Total ' 9 913 8 673 8 134
Downpayment by Beneficlary (5%) 496 | 434 407
Mortgage loan ’ 9 417 8 2.39 . 7 727
‘Monthly Payment (25yrs., 10% ' ‘
;nterent) 85,60 74,89 70,24

NOTE: Costs are estimated September 1983 ooste.

- ANNEX ANNZX IT

Sample graduated mortgage puyment plana.
~(to be included later).. .
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ANNZX 111
List of Persone Vigited

MINISTRY OF HOUSING

Cde. M.M. Chenga o ~~ Permanent Secretary
Cde. E.Z. Mataure Acting Director

Cde. S. Naggo ' .Architect

MINISTRY OF LOCAL GOVERNMEKD? AND TOWN PLA.NNI.NG
Cde. D. Naik Deputy Socretuy

HINIS'I'B.Y oF FIWANC..., ECCNCMIC PLANNING AND DEVELOPMENT

Cde. Nyawo External Aid Division
" Cdes A.J. Nduna . _ _ Registrar of Building Societies
Cde. Tshabangu : Asalstant Registrar

ASSOCTATION OF BUILLING SOCIETIES !
Cde. R. Collier ’ Chairman

UNITED NATIONS DEVELCPM=NT PROGRAM

Cde. A. Anmbatochew Reaident Hepresenta.tive
, Cdes Jo Frippiat Daputy Resident Rapruentativo

Cde. B.0. Jensen Program Officer '

Cde. T.S. Chana ‘Chief Technical Advisor, UNCHS
* Cdes Do Inglis Project Architect, UNCHS |
- Cde, F. Chiganze Local Congultant, UNCHS "
Cde . Y. Gurer Senior Houaing Advisgor, WCHS
U.S. AGENCY FOR INTZRNATION AL ] D:.VELODH...\T

Nr. R. Stacey ) . Director

Mr, J. ficks o Deputy Director

NOTES

1) Rising Prices

. The inflation index tor the building 1nduatry, from Juno 1981
when the original estimates were drawn up has becn .

. 1981 = 40% 6 montks ' oy
1982 - 27% 12 months to Fob. 1983
1983 - 30% (estimated) 2.months ) -

On to tkis has been added price contingencies at 1983 rntn .to June for
Infrastructure oontracts azd to Septezber for House Construction (midway
through purchasing period).

In the case of Gutu increased costs l.lto include errors in the or.'!.é’ilﬂ1
budget; costs of tower construction which had been left out of tower lighting -
budget; and costs of irains, whick ha? test left cut of originll budget. 1/_"
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Stan dardg

Infrastructure stanlards heve besn raised to water bourne

severage and individual water connections from Pit latrines and pubdlie

standpipes in Gutn, and to water bourne sewer
supply from pit latrines, individual water su

Lvekwe.

3)

Bouge stanards have
from an original core of 1-

Serviced Stan g

The coit breakdown of a gerviced

follown:-

4)

P & Ge

Land

-Roads and Draing
Water .
Sewerage
Office/Stores
Electricity
Prise Increases

Total

Core

(a)

Houge

Building .‘laterial! coste have been faken

from Qn August 1982 B1ill of Quantities for

a 64m° houce in Harare and adjysted as
followsgs~ W

, . 'v.'. .
August 1982 Costs for 6452 house,.
Less Sanitation i

Cost per meter sguare
57,5m" starda=d house costs
Plus sanitation

August 1582 Total :
Inflation to Feb. 1983 at 27 /annum
(2,25%/month x 7 months - 15,753) .
Harare reb.‘ 1983 Total

Additional costs outside Earare

- extra 10% Kweiwe

(v

extra 15% Gutu

Stores Overheads 0%
4-Roomed Eouse Feb. 1983 Total

age and individual electricity
PPly ard no electricity in

been raised to a 4-roomed, 57.5-2 house
room with pcasible 1 to 3 roomed extenslons.

etand in February, 198’3 are as

K¥EXVE GUTO

f
132 319
86 97
374 546
270 397
321 742
24 126
98 202
170 218
1475 2743
Total $3 434
o 470
$2 954

46,30/n®
$2 663
410
83 133
493
83 626
363
—_— 5945
$3 989 ' 84.171
399 417
$4 388

$4 580

Latour Costs. It has beem assuned that the houses will

¢ built by the following methode: -

3% Self Help - Material costs only
3% Co-orerative - 10% of material costs
3% Zrigade 3uilt - - 3% of paterial costs


http:stards.rd

9.

, 5); Dewn Paynents have been eatablished at 5% of the sordgage loan,
Bemeficiaries would gtart to save this amount

in monthly ingtalaemts once
selecteld as potential participants, thng deconstrating their ability to .
borrow and subgeguently meet thelr r‘oguhr‘ repayzent odbligationg,


http:participa.ts

