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FOREWORD

The new Government of Zimbabwe faces significant challenges In the shelter needs
of its people. This study was conducted In August, 1980 by the Planning and Development
Collaborative (PADCO) under the auspices of the Office of Housing of the Agency for
Interngtionc! Savelopment. The purpose of the study was to develop infarmation and
recornmen:iifions about the shelter sector in Zimbabwe that will help the Government
meet the challenges.

The study team Included James Wright, Davld Odkley, and Lee Baker of PADCO.

The findings and recommendations of the report have been reviewed in detall and
discussed with representatives of the Government of Zimbabwe. While the report resuits
from close cooperation of the team and its counterparts, it is not to be Interpreted as on
official pasition of either the Government or the Agency for Internationa! Development.

We hope, however, that the Government of Zimbabwe wlill find the report and Ifs
recommendations useful as It formulates and implements shelter programs.




ZIMBADWE
SHELTER SECTOR ASSESSMENT

JANUARY 1981

OFFICE OF HOUSING
AGENCY FOR INTERNATIONAL DEVELOPMENT

WASHINGTON, D.C.



TABLR OF OONTENTS

TABLR OF ABBREVIATIONS . . . . . . v 4 o & & &

CHAPTER 1| '
CONCLUSIONS AND RPOOMMENDATIONS . . . .. . .

A. Problems and Constraints to the Adequate
Provision of Housing . . . . . . v « o .
B. Recommendations . . . . . ., . . v ¢ o« o .
CHAPTER I1:
THE OVERALL CONTEXT FOR ACTION . . . . . s o
A. Country Situation . . . . . 4 ¢ o o o o &
B. Urban Housing Stock . . . + . v ¢ o o . .
CHAPTER 111:
SHELTER INSTITUTIONS AND PROGRAMS e o s s e
A, Government Administrat{ve Structure . . .
B. Housing Program . . . . . . . . . . . . .
CHAPTER 1V:
INSTITUTIONAL SHELTER DELIVERY SYSTEM . . . .
A' L.nd L ] * [ ] [ ] L ] [ ] [ ] L ] * L] L ] L] L[] L ] L ] [ ] L] L]
B. Public Utilities and Infrastructure . . .
C. Overview of the Zimbabwe Construction
Beotor . . . . .. . e e e e e e e
D. The Housing Finance System . . . . . . .
BE. Rural Housing . . . . ., . . .+ . v v ...
| General Environmental Activitien, lssues

and Considerations . . . . + ¢ ¢ o« o+ . .

47
47
8s
£

73
T4

76
88
90

94



D8/H

ESF

HD3B

11PUP

MOP

PVO '

HABITAT

-i-

TABLE OF ABEREVIATIONS

African Manpower Development Program
Central African Power Company

Central Statistical Office

Office of Housling, AID/Washington
Blactrica! Supply Company

Economie Support Funds, AID

Government of Zimbabwe

Housing Development Services Branech
Housing Guaranty Program

Integrated Improvement Program for the Urban Poor
Ministry of Flnance

Ministry of Health

Ministry of Local Government and Housling
Private Voluntary Organization

AID Reglonal Housing and Urban Development Off{aqe
(Nalrobl, Kenya)

United Nations Canter for Human Settlements

United Nations Development Program

CORRENCY BQUIVALENTS
Currency Unit = Zinbabwe Dollar
U8$1.00 = 730.629
Z$1.00 = USS$1.60
MCTRIC BQUIVALENT
hn’ ® 10.73 square feet



FIGl 1
Zimbabwe

; \y

E’:'—T-— S WD SIS © NP Pustes of pIEEE



CHAPTER |
CONCLUB IONS AND RBOOMMENDAT IONS

A.  PROBLEMS AND CONSTRAINTS TO THE ADPQUATE

The major characteristics of the existing housing supply and
demand system are discussed In Chapters [I-IV. The prireipal
eonstraints and problems which Inhibl: the supply of housing,
particularly to low Income urban households as well as their
effective demand for such housing, are summar{zed below together
with recommendations to improve the situations.

1. Principal Constraints in the Supply of Shelter

&, Administrative Constraints

(1) Coordination. Many significant changes In the
roles and relatioushIps of the present government structure ar;
llroad{ taking place. Many more can be expected. The process
will place a severe burden on the existing channels of
communication as ministries find themselves facing changing
responsibilities. These types of anticipated changes will have )
great Impact on the ability of the government to plan and
coordinate the planning, (lnancing and Implementation of housirg
programs and thelr complementary urban services.

(i1) Research and evaluation. The GOZ has jast
recently befun to study and understand the target groups whieh
are presently benefltting from Its higher density housing
sochemes. Raesearch on urban household Income dlatributions (as
opposed to distributions based only on formal wage employment),
for example, in addition to ultimate beneflclary preference
surveys for different housing types and site layout designs are
sorely needed. This type of Information would greatly enhance
the government's ability to formulate an9 implement national
housing poliecy, plans and programs. Knowledge of the low Income
target population Is especially Important glven the need for the
QO0Z to dramatically reorient current housing production to meet
the emerging low income Acnand In urban areass.

b. Technical Constraints

(1) Norms and standards. Present hous |ng
standards have been concelved In terms of en acoeptable minlmum
completed unit rather than in terms of affordabllity linked to a
range ol target Income groups. This approach limits the housing
o:t ons avallieble to low Income target groups and contelbutes to
the severe overcrowding sltuation presently existing in

Zimbabwe's maln urban ocenters. The costs associsted with the
ooncept of the "ultra low cost® unit which attempts to provide a




completed unit affordable to very low income levels have probably
been reduced as much as possible (in fact, the unit may require
some technlical upgrading to make It sultable for easy owner
expansion); yet this unit type is presently barely «ffordable to
households below the median income. As construction costs
continue to rise, this housing solution concept could easily
become unaf{fordable.

(11) Employment/labor Intensive technology.
Insufficient mechanismas exist to promote tha development of labor
intensive technolcgles or to facllitate greater .mployment
opportunities and/or the moro effective utilization of limited
resources through self{-help approaches.

¢. General Resources and Services Constraints

(i) Land. Legal procedures for the public
acquisition of land can [requently be lengthy. Land planning
approaches until the present have been based on racial/economie
divislons which are now being abandoned. Particular problems
with the availability of land in urban areas are llkely to
develop as planning necess{tates the Integration of former white
and black areas.

(ii) Public services and faclilities. The
provision of high standard public Infrastructure (water supply,
waste disposal, etc.) and soclial services (health and education)
for HDSB low Income housing schemes is not presently based on the
ifg‘-torm realities of target group affordabllity naor government

nanclal capacity. Whille European standards for roads,
utilities and community open space have been appllied to higher
density areas, It Is unlikely that GOZ can afford to continue
these standards on the scale necessary to meet growing demand.
Alreedy, the provision of schools and health clinics by the
Ministries of Education and Health lags well behind the initial
gonstruction of the housing solutions by HDSB,

(111) Human resources. The current technical
capacity of the senlor technical offlcers within HDSB |s very
strong. However, as new staff Is brought into the Ministry, and
in particular Into HDSB, and as the structure of the private
gector adjusts to the changes of the present government, the
following limitations in human resources will likely be
ovidenced:

. Critical shortages in the engineering, planning,
architeotural and community development fields;

e Shortage of skllled craftsmen In the bullding trades}

(] Limited capacities of the small scale African
eontraators.
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ent In the shelter
igg&f;. In addition to the substantlal amovn ow Income
ousing research already undertaken by HDSB, additional study Is
required in order to make HDSB housing schemes more affordable
and socially acceptable to the project beneficlarisas. Areas of
particular interest Include more appropriate planning and
engineering standards for low Income slte development; mechanisms
for Including self-help bullding methods in the completion of
core housing solutions; and provision for the use of small! scale
contractors In the construction of HDSB housing schemes.

(lv) Research and develo

(v) Social analysis. Social analysis and family
behavior studles are normally not used in shelter architectural
desigr and layout. There Is a need to develop, in addition to
the exiating income and unit cost crl:~7:a used In family
affordability calculations, a complementary soclal specification
which would take Into consideration household preference for
different housing types and the cultural sensitivities required
in dwelling unit and layout deslign. :

d. Poliey Constraints

: (1) Overall development pollev. The poliey
revision which can be antlclpated will require changes iIn
philosophles, outlooks, practices as well as changes from well-
estadblished pollicy positions as new laws are passed and the
polliey making functions of established ministries are changed or
combined as new staffing takes place. Such revisions will not
take place overnight and It will requlire significant educational
and executive support programs to help those responsible for
making and Implementing new development pollcy.

(11) Housing and urban development policy. With
the adoption of the MIZH Tive-Year Program lor Low Cost Housing
Construotion, GOZ is moving toward acceptance of the idea of
qonstructing appropriate housing solutions based on target income
groups. The MLGH housing draft plan Indicates that 60 percent of
all units to be constructed wiil be of the "most affordable"
ultra low cost type. While the HDSB is now well aware of the
need to bring its higher density housing production more Into
line with the financial capacity of the target population, It {s
‘Ul! beginning to recognize the ramifications posed bv the

nereased movement of rural households to the maln urban

eenters. Present OOZ housing polloy will have (ifficultlies
keeping pace with this increased demand for housing. Spontaneous
squatter cettlements are already developing around many of the
gountry's urban areas. In the future, income derived from formal
'.f. employment wlll not be a viable prerequisite for the
allocatlion of GOZ-produced housing solutions. The government's
present emphasis on the development of rural service centers will
only fractionally alleviate this pressure. All a/iipects of future
QOZ housing polley (from affordabllity of projzzt deslign to
beneflcelary selection) will have to plece a much greater emphasis
on serving this rapidly expanding segment of the low Income
population.




(111) Standards and codes. Existing building
standards and codes which are appllied to the construction of low
income dwelling units tend to be restrictive in nature. More
recognition should be glven to guiding rather than strictly
controlling the development process for higher density housing
schemes. The feasibility of complementing the existing building
code/specification approach with more performance orlented
standards and coccs should be examined.

3. Principal Constraints in the Financing of
Shelter

a. Institutional Constraints

(1) Current financin ractices and procedures.
Historiocally, practically all ITnancTng for low cost housIng was
channeled through the local government authorities. This
financing came primarily from the Local Government Areas Bulldlng
Pund which, In turn, was funded by loans from Treasury and from
private financial institutions. During the last several years,
while the sources of funding have remained much the same, the
developing agency has shifted In large part to HDYB.
Particularly In the case of Sallsbury, the HDSB presently
produces a large percentage of the higher density housing
solutions, All HDSB-produced housing schemes are ultimately
administered by the local municipalities.

At the level of Individual credit availablility, with the
exception of the limited resources available to the loocal
governments and HDSB, low Income households have very little
access to formal housing credit. Even middle {ncome households
have difficulty obtalning credit for housing, especially
households who would qualify for housing costing less than
UB$9,600 (236,000) which Is the effective lower limit on bullding
soclety loans, but more than US$4,800 (Z33,000) which i3 the

eneral limit for assistance form publlely-funded programs.

verall, less than 3 percent of the country's urban blaok
population has access to bullding soclety construation or home
purachase oredit finanelng.

(11) Access to credit for women. In the past,
women have been diszcriminate against In the proviston of housing
a8 they are considered minors and cannot enter into a contraot In

order to get housing.

b. PFinanolal Resource Constalnts

(1) The national economy. Zlimbabwe I8 recovering
from an extended perlod of International sanctions on trade and
from a protractad war. The gountry registered &« serious ourrent
Aggount defictit in 1879. Foreign exchange reserves to acover some
of the deficlits are already critically low and the Government uof
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Zimbabwe expects a serlous defleit for FY 1980/81. Domestliea
firancing of this debt will be difflcult as the Treasury competes
with increased domestl|c borrowing by the private sector. The
effect of such financlal constraints on housing Is likely to
worsen as rural development projects which are cons{dered to be
"more productive" come Into national and International ald focus.

(11) Housing finance plans. Although the GOZ has
plans to make a major Investiment In snllsbury as part of {ts
1980-81 housling budget, it Is not clear that adequate rasources
ex{st to cover their planned activities in housing give, the
magnitude of demands from all sectors on extremely 1iml’ed

resources.

¢. Polley Constraints

(i) Past finance policies. In Zlmbabwe, there
have been very limiTed subsidles provided for in higher density
housing schemes. This has been possible due to the past foocus on
housing for wage earners above the median Income and solutions
which lent themselves to the rental of rooms or bedspace within
newly acqulired unlits to single wage earners. One of the
significant results of this pollcy has been the Implicit
acceptance of overcrowding within newly constructed units as an
economic reality.

Present acconmodation is heavily overburdened and housing In
the local government areas |{s very overcrowded. In the past,
much of this overecrowding has taken the form of legal, or more
frequently |llegal, lodgfnl. Site visits during the month of
August 1980 revealed that this high demand for lodging has
Pesulted In rents of between US$13 (Z$8) and US$24 (Z3135) per
month for one room or a portion of a room. Domestic workers'
quarters In the former white areas are also overcrowded In spite
of the fact that the number of people housed In these quarters {s
offlcially limited to those employed on the premises.
Purthermore, shanty settlements are appearing on the edge of farm
land surrounding 8allsbury.

(11) New pollev. Affordablility of houslng
solutions has now been acceplied as a factor In the formulation of
MLOH housing pollioy and progranmming. The Intention of the MLGH
to produce housing for income groups below the median Is also now
established. New polioy also calls for affordable housing to be
80ld with tota! cost recovery on an Instaliment rent/purchase
basis whioch leads to freehold tenure. While such new polley
direations do set a firm base for the Identificatlion of new more
affordable hou.lnf solutions, required modifications to other
policy nonsiderations whioh would facilitate serving the great
majurity of the presently unserved low Income population have as
yet notl been formylated.
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3. Principal Cunstraints (n the Demand for Shelter

a. Financial Constraints

(1) Savings sccumulation and access to credit.
Formal credit mechanTams lor accumulating and channellng savings
from low Income housaholds for use In the financing of {ndividual
low Income housing Investments are lacking. Though the poc. use
the building soclatles for savings, relativoly few have
historically be:n served by the lending programs. Bullding
soclety funds are presently be!ng loaned in block grants t»
publle sector institutions for low Income housing, but the poor
require a new inechanism which would provide direct access to
eredit for new housing and home improvement loans. The present
system leaves a big gap between the informal private money
lenders who provide small loans at high Interest rates and the
building socletles which charge reasonable Iinterest rates but
where no allocation Is available for anyone who cannot afford a
house costing at leest US$8,000 (Z$5,000) to US$9,000 (Z%$6,000).

(11) Income/employment and demand for housling.
June 1980 unit cost and [Iscal employnent wage fligures applled to
the recently formulated MLGH Five-Year Construction Plan Iindlicate
that 15 percent of the wage earners In Saiisbury cannot afford an
"ultra low cost” housing solutlon; 335 percent of the wage earners
can afford a "standard”® 2-) bedroom core house; and only 13
percent can afford « "standard” 2-3 bedroom core house. Thus, If
present municlipal and government planning, design and costing are
adherad to, a "standard” core house solution Is almed at those
between the 83th and 835th percentiles on the Income scale. These
figures, It Is emphasized, relate to those employed in the formal
wage sectcr of the economy. Natlonally, in 1978, blacks emp loyud
in the formal sector of the economy represented only 13.2 percent
of the total black wage seator population. It Is ilkely that a
large percentage of urban households are not considered in the
housing demand rigures because they are dependent for thelr
Income on the Informal sector of the economy.

b. Soclal and Cultural Conetraints

(1) The role of women. Women heads of household
have In the past baeen scriminated agalnst In the provision of
housing. Under the reaently repealed African (Urban Areas)
Aggonmodation and Registration Act (repealed In January 1979),
only marrled employed men were eligible for accommodatlion.
Bhould a waman be widowed or deserted, she lost her rented
a0qommodation.

A woman (s legally a minor, whatever her age, and cannot
enter into a contraot without her quardien's consent. Exceptions
to this are women who are divorced or widowed. Under certaln
olroeumstances they ate rsgarded as "emanoipated.”



(11) Target group expeotations. Presently, the
means whereby the Jdesires and expectatlons of low {noome
households are taken into acoount by publlc secto housing
production agencies need improvement. In addition to requiring
some type of secure shelter, partial evidence sesems to suggest
that Immigrants to urbarn areas need significant education and
assistance in establishing a base In the urban area.

Job opportunities, better educational opportunities and
health fnc?lltlos and security are high priority [tems. Many of
the recent Immigrants are either presently unemployed or employed
in the informal sector. The relaticnship between employment and
housing is & fundamental [ssue of housing demsand In that a
household's economic activity generates an income, a portion of
which in turn, {s available to be spent on housling. resent
government policy ignores the potential amount of household
Income generated by the informal sector by strietly tying urban
housing allocation to formal individual wage employmant.

B. RECOMMENDAT IONS

D R = ity

1. The Broad Develo nt Strate Reconmended for
the MousTng Jector

A wide variety of changes within almost every aspeat of the
housing sector will be roqufred to prepare both the publiec and
grlvnto sectors (institutionally and financlally) to produce
ousing which meets the expected future urban demand |in

Zimbabwe. It Is Important to recognize that these changes will
be taking place during a period of significant change In almoast
every sector and minfstry., Resources will be extremaely
limited. Clearly, iIn dealing with the housing sector, a great
deal of flexibllity will be required as well as extensive perlods
of testing and adjustment. Por this reason, It s suggested that
development {n the housing sector be approsched over the short-
term through the formulation and Implementation of a series of
interrelated projects to meet the emerging demands. This wil]
allow the acentral government Instlitutions to develop thelr
ougloll to formulate pollaies, plan, deslign and Implement
affordable solutlons for the income groups below the medlian In
the process of implementing required Inmediate sction projects.

Such action projects should Include a comprebensive manpower
training package to asslst the Government of Z{mbabwe in
developing the technologloal, iInstitutlional and financlal
eapacity to provide low cost ahelter and related services for the
urban poor. A series of specific projects should be developaed
and IEYIGmonlod over the next [lve-year perlod directed at
aohleving the following purposen:

[ ;7:lﬂl|n‘ the rroduotlon of low ocost shelter In

&
Ballsbury and other clities of Zimbabwe.



° Initiating the process of strengthening the capauity of
national and local urban authorities to adminiy*er
large low cost housing programs, some with a self-help
component.

[ Developing a range of Sisign and polievy Improvements
for consideration during the planning of the
project:. This will fuclude Improvements Iin house
designs; more esconom.cal land use and service
steandards; Improved contracting techniques to fnclude
smaller bullders; more economical bullding design for
community facilities; supporting small scale
enterprises; and Improving institutional ind financial
mechan|sms .

8 Recommendations for Project Development

a. Higher Densi{ty Housing Schume Development. The
GOZ, as part o?“%tu Five-Year Construction Plan, should begin to
develop higher density housing schemes for Sallsbury, or adapt
those projects already !n the planning stage, which meet the
basle strategy and objectives mentioned in the previous

section. The proposed new directions would more effectively meet
the demand from low Income residents below the median income for
affordable housing solutions. Such a program, once {nitiated and
tested in Sallisbury, could later be expancded to cover other
important urban centers th:soughout Zimbabwe.

The proposed projects should be designed to meet a severe
housing shortfall «nd to improve the sheltar delivary process by
building on the existing strengths of the Housing Devalopment
SBervices Branch and local authorities, enhancing thelr capacliy
to plan, design and implement a full range of shelter projects
for low income persons.

The IIDSB, aiready established and funatloning, Is expanding
{ts role !n all aspeats of shelter design, contract tendering and
administration. Under the reconmended new directions, It would
expand {ts role to advise and direct local authorities Iin low
cost shelter development.

Comprehensive projeet planniag for the natiohal shelter
gegtor would be linked to local authot ity Interests, securing the
marriage of scarce talents and resources to efficlently meet
beneflalary needs.

The HDAB could act as the shelter project developer with the
local authorities or as the agency responsible for follow-on
programs of aided self-help requiring building mater{al loan
programs and technical aselstanoce.
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In nrder to ensure that future housing solutions reach down
to well below the median income, a demonstration project in aided
salf-help hous!ng should be undertaken by the HDSB and tne
Salisbury Municipality to test the suftabllity of the aided self-
help approach in reaching low income urban residents. As part of
initial efforts, a program aimed at providing home ownershlip
opportunities that are szoclally relevant and economically
feasible should be implemented. Long- and short-term manpower
training will, of course, be required to develop and Implement
this subproject.

b. Institutional Development. The major institutional
development purposes of the propnsed new directions for highsr
density housing scheme developmeat would be achieved by:

(1) Expansion of the advisory services and
planning capacity of the Housing Services Development Branch to
assist local government planning capacity !n shelter schemes.

(11) Improvement in the delivery of shelter
assistance to local urban authonrities.

(111) Establishment of an alded self-help program
in the Housing Services Development Branch; the completion of
short-term training for technical support workers in community
development administration and estate management as part of :he
alded self-help program.

(iv) Establishment of a training progrem for
architects, planners, engineers and quantity surveyors to augment
the staff of the HDSB.

(v) Establishment of project evaluation capability
in the HDSB and/or the Balisbury Clty Couneil,

(vi) Initiation and completion of a household
savings mobilization and loan study.

(vil) Short-term treining of projeat evaluators
and projeot Implementors from secondary cities.

c. Manpower Trnlnlng. As mentioned previously,
Zimbabwe (s at a orltical polnt of change In many political,
soclal and administrative dimensions. There is a nesd to train
black Zimbabwe professionals. There is some neéd. to shape and
reshape policies, programs and implementing agenciss. At the
same time, there is th Inevitable dilemma of choosing between
achieving high performance now and carrying through a training
role.

Critical manpower shortages exist in the clvil englneering,
physical planning, quantity surveyors, architectural and
community development fields. Long- and short-term lrnlnlns
should be provided to meet manpower shcrtages in those fields.
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In addition, training and orlentation should be provided for
local authority staff in alded self-help shelter program systems
and techniques and for evaluation staff in all aspects of shelter
monitoring and evaluation.

Specifically, training cfforts should be directed at
developing the followlng human resource capablilities:

Establishing an alded self-help program.

Providing institutional support to the GOZ in
developing both housing programs and institutions to
meet low income shelter requirements.

Reviewing and recommending improvements in existing
shelter design and infrastructure standards.

Examining alternative financial mechanisms for lower
fncome households such as cross-subsidies, graduated
payment mortgages and housing cooperative schemes to
help expand the pool of lower income households served
by cost-recoverable public housing schemes.

Advising on the development of assistance programs to
small businesses.

Ensuring the Implementation of studies to establish the
social and economic basis of households to benefit from
the low cost housing schemes.

Assisting with organizational development and
eonstruction management.

Advising on communication and community participation
systems.
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CHAPTER I1
THE OVERALL CONTEXT FOR ACTION

A. OOUNTRY SITUATION

1. Geographic and Climatic Conditionsl

Zimbabwe, a landlocked country located within the tropies in
southeastorn Africa, has a land area of approximately 151,000
square miles (roughly the size of the state of Montana). The
geography of the country is dominated by a granite plateau which
rises in central Zimbabwe to form an elevated savannah region, a
highveld, from which the land slopes to three river basins: the
Zambezi on the northern border: the Limpopo in the south; and the
Sabl In the southeast. The highveld i{s between 50 and 100 miles
wide and extends for more than 300 miles from the capital of
Salisbury southwestward beyond Bulawayo, the seccnd largest
eity. Through most of its length the highveld is between 4,000
and 8,000 feet above sea level.

In northecentral Zimbabvie, the broad expanse of ihe highveld
breaks into several arms, one of which extends southwestward from
Salisbury to the mountains around Umtali along the eastern
border. This eastern mountain complex is the highest area in the
eountry -- most peaks are between 6,000 and 8,000 feet high.

On its northwestern and southeastern slopes, the highveld
merges imperceptibly into the medium altitude wooded grasslands
(middleveld), generally defined as the area between 3,000 and
4,000 feet in elevation. On the southeastern flank of the
highveld, the middleveld is no more than 75 miles wide in most
areas, narrowing to less than 50 miles wide northeast of Fort
Vietoria. On the opposite slope in western and northwestern
Zimbabwe, it covers a much larger aree, h.ving a breadth of 150
miles or more In the Gwaal and Shangani river valleys northeast
of Bulawayo.

In the southwest, the lowveld, which is generally considered
to include the land below 3,000 feet, extends from the nominal
edge of the middleveld to the southern and southeastern borders,
covering nearly one-fifth of the territory. In the northwest and
north, the lowveld is divided into three major sections partially

! Most of the material In this section is drawn from Chapter 3

("Geography and Population") of the Area Handbook for Souther
gggd%lla, Superintendent of Documents, U.N¥, Government Printing

e, Washington, D.C., 1978.
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separated by escarpment and local rangas of hills. These
sections slope directly to the Zambezi River or to the 175-mile
shoreline of Lake Kariba.

Zimbabwe's climate includes a warm, rainy season -~ the
Southern Hemisphere summe: -- from November to March; a
transitional perlod of diminishing rainfall extending into May; ¢
cool and dry winter scsason from May to August; and a season that
becomes incraasingly warm and dry from August through October
until both the progressive increase in daily temperature and
annual drought are interrupted in November by the first rains of
the succeeding wet season.

Throughout most of the highveld, with its many urban centers
near the rail line between Salisbury and Bulawayo, the dally
maximum temperatures are generally between 80°F and 90°F for most
of the year. Daytime warmth, however, dissipates quickly after
sunset, and nights are cool. Nightime frosts occur in July, the
coolest month. Annual rainfall in the upper levels of the veld
ranges between 24 and 32 inches and may be higher in a small area
near Salisbury. Rainfall declines to less thar 18 inches per
year in most lowveld areas. Daytime temperatures in the lowveld
in both the Limpopo and Zambezi river basins may exceed 100°F,

The level of rainfall is critically important to the people
and the economy. No area has a real excess of precipitation. In
half the territory the effective rainfall is inadequate for
dependable crop production. Rainfall may vary greatly from one
area to another during a single season, and averages for the
entire country may change greatly from year to year.

Al though not extreme, sloper {n most areas of the country
are steep cnough so that much of the rain flows quickly to stream
channels, rather than soaking slowly into the subsoil or into
subsurface aquifers. Some rainstorms are qu.te heavy, but muach
of their potential value is lost as the water rushes off
croplands or grasslands into the rivers, possibly carrying
topsoil away as well.

Severe drought struck Zimbabwe in 1967 and 1968. Reduced
rainfall also created problems during the mid-1970's.

2. Major Aspects of the Economy

In 1979, Gross Domestic Produat (GDP) was USS$4.2 billion
(Z$3.6 billion) or US$565 (Z$360) per capita. GDP had grown at a
rate of about 2 feroent per year In real terms since 1970, but (¢t
had In fact Cloclined from a high point in 1974 to a level which
was only 86 percent of the 1974 GDP.

Although the agriculture sector is by f:r the largesat
employer, providing 33 ?erccnt of the 990,000 formal sector jobs
fn 1979 and employment for an estimated additional 2 million
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people In subsistence agriculture, it accounted for only 12
percent of GDP. Manufacturing was the largest contributor,
accounting for 25 perceni of GLP at factor cost. Distribution
(including hotels and restaurants) accounted for 11 percent,
public administration 11 percent, transpcrt and communications 9
percent and mining 8 percent. The concentration of GDP
statistics on the largely formal sector activities reflects both
the dualistic nature of the Zimbabwean economy and the
difficulties of enumerating informal sector activities.

Traditionally, the most important earners of foreign
exchange have been comrercial agriculture, mining and tourism.
Although some exports have been 1imlted by the war and sanctions,
the country has mainta’‘ned a balance of trsde surplus which
amounted to US$i50.4 million (Z$54 million) in 1979. Howover,
services, Investment Income and transfsr {tems have traditionally
shown large deficits walch have exceeded the trade surplus for
the last nine years. The net current account deficit {n 1979 was
US$178 million (Z$110 million) In 1979. These deficits have been
maintained by posftivae capital account balances.

The general balance of payments trends of the last few yoars

Is expected to continus at least through 1981. While exports
will rise with the end of the war and sanctions, Imports will
also rise to meet backlogged consumer needs and the needs of
inereased Industrial investment. Balance of trade surpluses of
US$130.4 and US$116.8 million (Z$94 and $73 million) are expected
in 1980 and 1981 respectively. The expected net deficit In
services, investment Income and net transfers {3 expected to
result in a net deficit In current account of US$189.6 million
(2$106 million) in 1980 and US$259.2 million (Z$162 million) in
1981. Although a considerable capital account surplus (s
grojoctod for both of these years, the surplus (Including
orrowing from currently known sources) s expected to be mueh
smaller than the current account deficit. Net deficlta of
gurrent and capital transactions are expected of US$108.8 million
(2868 milllon) In 1980 and US$225.6 million (Z$141 million) in
1981. Poreign exchange reserves to cover these deficits are
already oritically low, amouating to only three months coverage
of expected 1080 Imports.

The Government of Zimbabwe (GOZ) budget Is also In serious
defleit. The budget deflcit grew to an estimatad Ussice2.4
million (28439 milllon) In 1979-1980, largely dye to defense
expenditures. The antlcipated deflcit for 1980-1881 |s USs$1,040
million (Z$630 million). Government expenditures will be high
due to increased caplital expenditure and the need to support
three armies. Domestic financing of this debt will be
increasingly difficult. The GOZ will have to compete with other
domestic borrowers In the privete sector.

Portunately, the external debt position of Zimbabwe will
permit additional borrowing to meet (mmediate forelgn exchange
needs and a part of the government budget deficit. External debt
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is a very small part of central government debt. The estimated
debt servicing ratio for 1981-1983 Is only about 10 percent.
Because most of the debt |s of a very short-term nature, the debt
servicing ratlo would full rapidly after 1981,

3. Demographic Trends

&. Population. Zimbabwe has an estimated annual
population growth rate of approximately 3.4 percent, which is
among the highest In the world. In 10 years, the population has
grown from just over 3 million to the estimated 1979 figure of
almost 7.2 milllonr. This population Is composed of four racial
groups, each with {ts own rate of natural increase and {ts own
distinct settiement pattecrns. Blacks comprise over 95 percenrt of
the total population aqd their rate of natural Increase presently
stands at 3.8 percent. The growth of the white population,
which makes up only 4.2 percent of the population, has fluctuated
greatly over the years due to an unpredictable pattern of
migration. The two smallest groups -- Colored and Asians -- make
up less than 0.3 percent of total populetion and, as such, are
usually grouped along with the Europeans and collectively termed
the white population. Table 1 summarizes the growth of the
Zimbabwe population by broad ethnic groups from the turn of the
century unt|l the end of 1979.

' b. Urban population. 8ince the colonial perlod of the
1890's, the white population has been res! jent largely In the
urban areas and has been responsible for laying the groundwork
for urban Jevelopment In present day Zimbabwe. Based on the
population figures for the country's 14 maln centers, 83 percent
of the total white population Is urban. In absolute terms, there
are prasently over 240,000 white residents in the urban areas.

In marked contrast to the spatial distribution of the
whites, the biack population is largely resident In the rural
areas and the movement to the urban areas has, until recent
years, been a relatively slow process. Before colonization,
there were no towns to speak of in what Is now Zimbabwe and the
only form of settlement was villages comprising an agglomeration
of never more than a few hundred huts. Tribal l{fe wis based on
self-sufficiency and there was little need for urban canters as
they are known today. This pattern was altered.drasticelly with
the advent of colonialism. ’

? Given USAID's mandate to serve the urban poor snd the fact that
blacks comprise an overwhelming majority of the total urban poor

population, the present Shelter Seotor Assessment places spealal

emphasis or Zimbabwe's black population.



TABLE 1

Zimbabwe P;g;llllon

BLACK WHITE TOTAL:.

GROWTH GROWTH GROWTH
YEAR BLACKS RATE (%) WHITES RATE (%) TOTAL RATES
1901 700,000 —-— 12,600 e 712,600
1911 880,000 2.3 26,600 7.8 906,600 2.4
1921 1,110,000 2.3 37.100 3.4 1,147,100 2.4
1931 1,410,000 2.4 54,200 3.9 1,464,200 2.5
1941 1,930,000 3.2 75,900 3.4 2,005,900 3.2
1951 2,680,000 3.3 148,400 6.9 2,828,400 3.5
1861 3,730,000 3.4 238,500 (.9 2,968,500 3.4
1969 £.880,000 3.4 254,300 c.8 5,134,300 3.3
1975 5,980,000 3.4 307.400 3.3 6,287,400 3.4
1978 6,640,000 3.6 294,100 -1.5 6,534,160 3.2
1979 N.A. M.A. N.A. N.A. 7,130,000 2.8
% of Total .
Population 95.76 £.24 100.0

SOURCE: Supplements to the Monthly Digest of Statistics, C.S5.0.

-g!—
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. As a result of ths establishment of urban settlements and
Introduction of wage employment during the colonial period,
blacks were gradually drawn Into the urban areas. Initially,
they migrated to the towns for short perlods -- sufficlent time
only to acquire what cash goods they needed before returning to
thelr tribal areas. However, the relatively strict enforcement
of laws such as the now repealed African (Urban Areas)
Accommodation and Reglstration Act retarded the movement of
dependents of black urban workers to urban areas and this,
combined with the general shortage of low Income housing, tended
to slow down the rate of urbanization.

The last decade has seen the greatest growth in the urban
population. Between 1969 and 1974, a period when considerable
economic growth occurred, wage employment increased substantielly
which, {n turn, resulted in a rapld growth in the urban
population. Since 1974, economic growth has declined, but the
urban population has continued to expand rapidly. Thic fact I
largely due to the recent security problems In the rural areas
and to the fact that the authorities have made speclal provision
for certaln squatter settlements.

Table 2 shows, as of 1978, that while only 16.8 percent of
the total black population lives In the urban areas, this sector
accounts for over 80 percent of the total urban population and
Its share of the urban population is continually Increasing.

The growth rate for the black urban population between 1989
and 1978 was 8.7 percent, whiech compares with the natural growth
rate of 3.6 percent. It should be noted that the population
figures given In Table 2 are the official figures prepared by the
Central Statistical Offlice (CSO). However, the latost supplement
to the "Monthly Statistical Digest of Statistics" acknowledges
thet the urban population figures do not Include refugees from
the rural areas. It Is likely that the true urban population, as
well as the urban population growth rates with respect to the
black population, are somewhat higher than those Indicated In the
table. The figures iIndliaate that the urban black population
growth rates between 1969 and 1974 of 7.1 percent fell to 4.0
peroent between 1974 and 1978, It Is llkely, however, that the

rowth rate boiweon 1974 and 1978 ot least equalled that between

069 and 1974. Table 3 projeats the tote!l 1978 urban black
population for the period 1980-1990, The three serfes of yearly
projeations are based on the parcentages of 4.6, 7.0 and 1.8
whioh are discussed and used In the Ministry of Finance document,
"Urban Development in the Main Centers,” 1979,

L) 0 + The Whitsun Poundation,
Sallsbury, abwe, ' B .



TABLE 2

Zisbabwe Urban Pogullt fon

£ OF BLACKS %X OF WHITES
URBAN TOTAL AS % URBAN TOTAL AS % % OF
BLACX  BLACK URBAN WHITE WHITE URBAN URBAN TOTAL
YEAR POP. POP. POP. POP . POP. POP. POP. POP.
1961-62 522,000 1(.0 73.6 187,000 77.9 26.4 709,000 17.3
1969 676,000 13.9 76.8 204,000 81.6 23.2 880,000 17.2
1970 750,000 14.9 77.7 215,000 82.7 22.3 965,000 18.2
1971 773.000 14.8 77.3 227,000 81.1 22.7 1,000,000 18.2
1972 817,000 15.1 77.5 237,000 81.7 2z.5% 1,054,000 18.3
1973 872,000 15.7 78.2 244,000 B81.3 21.8 1,121,000 19.0
1974 951,000 16.5 79.3 248,000 82.7 20.7 1,199,000 19.7
1975 983,000 16.4 79.5 253,000 81.6 20.5 1,236,000 19.7
1976 391,000 16.0 79.9 250,000 80.6 20.1 1,241,000 19.1
1977 1,074,000 16.8 81.6 242,000 80.7 18.4 1,315,000 19.6
1978 1,113,000 16.8 82.1 242,000 83.¢ 17.9 1,355,000 19.6
1979 H.A. N.A. MN.aA. N.A. N.A. N.A. 1,385,000 19.5
Growilh Rate .
1969-723 5.7% 1.9% 4£.9%
SOURCE :

Supplements to the Monthly Digest of Statistics, C.S5.0.

-Lt-
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TABLE 3

Population and Migration Projections for
Urban Blacks?®
— 1980-1990

PROJECTED GROWTh RATES**

YEAR Low Medium High
(thousands)

1979 1,164 1,191 1,241
1960 1,218 1,274 1,384
1981 1,274 1,383 1,543
1982 1,332 1,459 1,720
1983 1,394 1,561 © 1,918
1984 1,458 1,670 2,139
1985 1,525 1,787 2,385
1986 1,595 1,912 2,659
1987 1,668 2,046 2,965
1988 1,745 2,189 3,306
1989 1,828 2,343 3,686
1990 1,909 2,507 4,110

TOTAL POPULATION GROWTH
(1980-1990) 691 1,233 2,726

¢ Bstimates based on June 30, 1978 black population of
1,113,000,

** Based on low, medium and high population growth projections
of 4.6, 7.0 and 11.5 percent.
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g. Urban population distribution. Similar to the
develcpment pattern of many countrles, and In particuler with
Third World countries, the major portion of Zimbabwe's urban
population Is concentrated in two maln centers, Salisbury and
Bulawayo. Comparative figures for the population of the
country's 14 major urban centers, as prepared by the CSO, are
presented in Table 4.

Considering only the major urban centers, 45 percent of the
total urban population i{s concentrated In Salisbury, while 71
percent s in Sallisbury and Bulawavo together. Thaae figures
Indlicate that between 19269 and 197y the degree of primacy has
Increased marginally In the case of Sallsbury and, in the case of
Sallsbury and Bulawayo together it has actually declined
fractional'y. It Is likely, however, that the degree of primacy
has Increased more than is Indicated by these figures because, as
statad above, they do not include the war refugees. Recent
estimates by the Department of Physical Planning indlicate that
the actual population of the local government areas in the seven
largest centers exceeds the official population by as much as 38
percent. With the last population census having been taken In
1960 and with the considerable urban structural changes that have
taken place In the last four years, it s difficult xo make
assessment of the present population of the centers.

4. Income and Expenditure Patterns

A detalled analysis of household income for the blaek urban
?opulntlon would give a good Indication of the effective demand
or low Income housing. Unfortunately, the best information
relating to income presently available Is a June 1977 CSO black
urdban wage distribution. The survey, undertaken by the CS0,
presents “he CSO wage distribution In terms of those Individuals
paid In cash, as well as those who recelve either free housing or
free rations and meals, or both. An amended total for the cash
wage distribution has been calculated on the basis of US$16
(Z810) each for free rations and free housing. In the case of
approximately 62,000 Individuals, or half the total number of
domestia employees, no cash valus Is given for free housing as
they are resident on thelr employer's property and would forfait
the facility If they moved to their own dwelling unit. Table 8

4 1d1d, p. 11,




Population of 1{ Main Centers

TABLE &

1978 (AS OF 30th jumg) 1979 (AS OF b JURE)

- AN -

O ACKS wirys TOTAL TIVE TOTAL PLACKS WHITES TOTAL TIVE 1OTAL ™TALl TIVE YOTAL
Salishery 200,000 106,000 386.008 43.9 480,000 130,000 610,000 (5.0 627,000 5.3
Salswaye 137.000 $8.800 2:5.000 n. 290,000 68,000 350,000 11.4 363,000 71.5
Cunle 37.000 9.000 46,000 76.9 $9.000 10,0060 €9.000 16.5 10,000 76.6
Sesell 3% . 000 10,000 16,000 82.2 $2.200 10,000 €2,000 81,y 63,000 3.
Que Que 19.000 4,000 33,000 2.9 8,000 5.000 5$3.000 85.0 51,000 8.8
Gs t o 22,000 3. 000 13,000 8.0 30,000 ), 000 33,000 87.5 3),000 871.2
ek | g 10,000 1.600 20,000 1.0 29,000 3,000 32.000 89.8 3).000 9.6
Sinsly 12,000 2.000 14,000 92.6 23,000 2,000 25,000 91.7 27,000 n.s
Tett Yictorta §.000 3.008 11,000 3.8 19.000 3.000 22,000 93.3 24,000 $3.2
Msrandellas 9.909 1,000 11,000 9s.1 20,000 2,000 22,000 9.9 23,000 .9
Dabes) 14,000 1.000 16,000 .9 18,000 2,000 20,000 $6. L 20,000 9%.3
Sedel 7.000 1.000 85,000 7.8 16,000 2,600 18,000 97.7 19,000 97.7
Bintars 9.000 1,008 10,000 .0 16,000 1,000 17,000 3% 0 17,000 98.9
Seartiey 6,000 1.000 9.000 100.0 1).000 1,000 14,000 100.¢ 15,000 100.0

SONCE: Sepplemsnts te the Santhily Bigess of $4etistice, COO.

-oz-



TABLE s

Mage Distribution: Black Urban Employees

June T9BD
TOTAL ZIMBABWE URBAN BLACK EMPLOYEES SALI1SBURY URBAN BLACK EMPLOYEES
ACCOMULATIVE ACCUMOLATIVYE
MONTHLY WAGE X OF TOTAL £ OF TOTAL MONTHLY WAGE % OF TOTAL % OF TOTAL
I WCOME MAGE EARNERS MAGE EARNERS INCOME WAGE EARNERS WAGE EALRNERS
tZ%3 1t 408 (¢ §) (Z9) (X} X7
Less than 20 L.4 £.4 Less than 29 9.8 9.8
21 - 30 3.4 7.8 21 - 30 L.8 14{.6
31 - 40 6.3 14.1 31 - 40 6.6 21.2
51 - 70 24.6 51.7 51 - 70 13.1 41.4
11} -130 6.8 88.0 111 -130 7.7 80.1
1Ji -150 4.2 92.2 131 -150 6.0 86.1
151 -220 4.3 96.5 151 -20¢0 7.2 93.3
201 -250 1.4 97.9 201 -250 2.8 96.1
251 3090 0.7 98.6 251 -300 1.4 97.5
Greater than Greater than -
00 1.4 100.0 300 2.5 100.0

-tz-

SCURCE: PADCO Update of CSO, !une 1977 ¥age Distribution.
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shows an upduted version of this 1973 black urban wage
distridbution as compiled by the CSO.

It should be mentioned that ulthou,h the CSO wage
distribution hes been taken as a proxy for household income in
this analysis, {t should be treated with a degree of caution for
the following reasons:

(1) The distribution Goes not take into cons{deration a
Zimbabwe Government Gazette Extracrdiniry dated July
30, 1980 which establishes minimum wages for many urban
employses Including domoesiics and individuals employed
in the civil engineering and bullding construction
fndustries.

(3) It does not reflect Incoms recalved bv taking in
lodgers, nor does It account for incomes being
supplgmented by other members of the family, such as a
wife.

(3) The figures take no account of unemployed persons,
workseckers and those in {nformal emplowneqt, since no
reliable data (s avallable in this regard.

(4) The monetary value of US$18 (Z$10) for free housing and
rations and meals Is arbitrary and does not provide a
true Indication of thelr value.

However, accepting these limitations, the figures do provide
& rough profile of household Income, and thus can serve as
Indiecator of effective demand for different low income housing
solutlions. ‘

8 e 1977 c80 Wage Distribution has been updated to Jyne 1080
based on a 10 parcent yearly inflationary increase and a 120
percent total reil growth In wages over the 3-year perfod.

e In March 1873, black female non-agrinultural workers
constituted 9 percent of the black work force.

7 Aacurding to 1989 Census In the 12 maln urban centers,
workseekers (thase parsons actively seeking work In the week
prior to the o.nuun? equalled almosil 7 percent of those in formal
employment. WIith reyard to unsmployment, no official data {3
available, but a 1978 etudy uadertaken by the University of
Zimbabwe concluded that 34 percent of the adult male population
was unemployed.
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5. Employment Prospects

One of the most crucial problems facing Zimbabwe at the
moment is mass uvnemployment. While the black population is
presently increasing at 3.6 percent per annum, there has been no
employment growth since 1975, The latest CS0O figures for 1978
show a slight decrease of 1,000 jobs from the 1970 figures. A
fairly recent (1978) University of Zimbabwe study finds that 34
perceiit of the adult male population of Sallsbury is unemploved;
today that figure is probably nearer 30 percent. It is estimated
that to c¢liminate this backlog and satisfy the annual demand for
the number of blacks entering the labor force, 60,000 to 70,000
new jobs must be created each vear.

Table 8 shows the historical development of African
employment by Industrial sector from 1964 to 1979. Agriculture
and forestry, by far the largest black employers, account for
almost 35 percent of the total black labor force. The next
largest employer, manufacturing and private domestic services,
account fcr over 13 percent each of total black employment. It
is interesting to note that employment In the construction
sector, historically a receptacle for recent urban in-migration
in the developing countries, has lost almost 24,000 jobs since
its hlfhwater mark in 1974 and presently accountsz for only 4
percent of total African employment.

The relationship between population growth and employment
has changed greatly In the country's seven principal urban
centers since 1974. In the period of vigorous economic and
employment growth ending in 1974, there was a close correlation
between urban population growth and growth In urban employment.
In the period 1973-77, however, a marked difference is seen in
the two growth rates -- the mean urban population growth rate
declining from 6.9 to 4.0 percent and the growth rate of
employment declining from 5.3 to -2.5 percent, a drop in the
employment growth rate of 8.8 percent.

The increasing rate of unemployment has resulted in a marked
inorease in informal sector employment. 1In an attempt to bridge
the gap between employment opportunities and the demand for jobs,
thousands of urban dwellers in the larger towns are turning to a
wide variety of informal economic activities.

] O.J.

reington . aper presente at a Bulldin
lndultgy Aation Commlgtoo Conference. d ¢




TABLE 6
Employees by Industrial Sectors

“FIROKCE STSTIT- TRANS:

(LB wTios, poar

[ 10 L] ] ELEC- SUBANCE  RES-  AmD
[« 8§ | AND TRICITY COm- AND  TAURANTS COM- PWBLIC
AND QUABRY- MANUFAC- AND STENC- afal AND  MUNICA-ADMINIS- EDE- PRIVATY
FORESTRY JORING MATER  TION ESTATE HOTELE TIOMS  TION CATION WEALTH DOMESTIC G » TOTAL
——_rosESTRY  ywG L —— s
Anamel Averegs:

1964 299.5 £44.4 76.? £.9 26.9 1.6 1.9 N 4.2 27.8 .8 93.? 2.3 136.0

1948 295.6 42.1 80.7 £.9 27.2 7.9 0.8 35.3 29.9 19.4 9.1 9%,y 25.2 1¢8.0

1966 278.4 48.5 80.5 5.1 27.8 7.9 56.1 35.8 3.0 30.2 9.4 9.7 27.8 135.0

1967 277.6 s0.% 6.3 $.2 20.8 8.1 $8.0 36.¢ 3.9 9.3 9.8 97.8 29.2 51.0

1968 208.6 $1.7 95.9 5.5 %.2 8.2 61.8 36.2 35.8 30.2 10.2 102.0 30.1 790.0

1969 301.5 4.2 104.2 5.3 9.6 8.9 65.¢ 35.4 37.6 30. 10.2 105.¢ 20.9 835.0

1970 297.8 5.2 116.) 5.6 42.4 9.0 5.6 3.5 3%.0 3.0 10.7 109.3 3.8 8%3.0

1971 310.9 s4.¢ 121.6 5.8 6.0 8.4 67.5 38,9 39.¢ 3.0 11.¢ 114.06 3.y 8%1.0

1972 342.3 8.4 130.7 6.1 49.5 16.4 72.1 €1.0 £0.1 3.9 12.1 119.¢ 38.9 753.0

1913 356.6 $8.1 139.4 6.6 56.8 1.1 6.7 £2.) (¢ 3. 12.5 122.6 £40.1 27.0

1974 35.6 62.0 151.3 6.9 6.3 11.6 76.2 £3.8 £3.¢8 3.7 13.0 12¢2.¢4 £2.7 1,040.0

1978 3463.8 62.6 156.0 6.9 60.8 12.1 77.3 £5.3 £8.9 36.0 13.9% 126.3 41.9 1,052.0

1976 356.1 63.8 153.6 6.7 5.6 12.1 4.7 £5.7 $3.98 3.9 13.5 126.1 42.1 1.037.0

1977 8.2 61.6 145.) 6.6 £6.5 12.2 72.% £5.5 60.6 3.6 1L.5 123.0 42.3 1,015.0

1910 i.e 5.1 139.3 6.5 0.9 12.0 69.1 £L.0 68.3 3. 14.7 119.4 4.1 990.0

19y 33s8.2 53.95 144.7 6.6 £8.6 t2.1 67.6 £3.4 137 3. 14.8 114.3 42.3 909.0

At ead of:

1977 March 3471.3 63.6 146.9% 6.5 8.4 12.2 73.2 £6.2 58.2 31.) 16.3 124.$ 4.3 1,821.0
jwae 363.% 63.¢ 147.2 6.8 40.0 12.2 72,7 £5.7 9.4 36.8 14.4 123.% 2.4 1.036.0
Sept. 332.¢4 1.0 147.0 6.5 45.3 121 72.8 £5.3 60.6 35.8 14.5 122.¢4 42.12 954.0
Dec. 349.6 8.3 139.6 6.5 6.2 121 71.2 (5.0 63.9 8.5 14.7 121.6 42.1 1,005.0

19780 Warch bIYIN $7.6 1.0 6.6 6.8 12.2 10.2 TN €6.0 36.1 14.6 121.0 46.7 9%0.0

was 36d.3 57.9 140.4 6.4 40.4 12,2 69.5 L&) 61.) 35.% 14.7 120.8 .3 1.019.0
ol . 321.9 $8.2 142.2 6.5 £0.8 11.9 68.7 £3.7 69.¢ 33.8 1£.7 119.2 £1.0 ; 2.0
Dec. 2.9 387 1.6 6.5 0.9  Nl.9 620 437 o, L 1 Nk, Iy 9.8

1973 Mared 329.9 $7.6 138.6 6.6 1.9 1201 7.1 £3.¢ 72.5 3.7 14.2 115.8 41.8 976.0
jeaa 3%54.5 $9.) 1487 6.6 6.8 12,1 61.8 £3.3 2.7 3.0 16.6 114.6 2.8 1,009.0
Sept. 319.1 60.% 148.5 6.6 £0.0 12.1 68.7 3.3 74.3 3.9 1€.9 113.% 42.5 9318.0
Dec. 117.2 6.6 1011 6.6 3%.0 12,1 66.7 £3.6 2.3 33.6 4.8 113.3 £2.4 991.0

SOBBCE: Cemtral Stattotical Cfffce.
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g, Internal Migration Patterns

The migration of black Africans from the Tribal Trust Lands
to jobs In the urban areas had become an important factor over
half a century ago, with the numbers involved increasing rapidly
after 1945, Many farm families cn the lands assigned to Africans
were unable to make a living. In some cases, members of the
family migrated to the towns, the white commercial farms or the
mines to work for enough cash to purchase tools or other
necessities,.

Presently in many rural African areas, nearly half the male
population is away from their homes. In certain regions, 80
percent of the 20 to 33 year old men are absent, working and
living at distant job sites. Some remain away for one or two
week work seasons, others may work five years or more.

The little information available on the origin of migration
within Zimbabwe comes from a 1979 report of the Mlnlstr; of
Finance on urban development in the main urban centers. The
report tends to show that Salisbury draws its migrant population
from all over the country, though primarily from Mashonaland,
Manicaland and the Midlands, whereas Bulawayo i{s ‘he destination
of migrants from Matabeleland. According to Internal Affairs'
Five-Year Plan, Fort Victoria {s in the middle of a region of
great "land pressure,” yet its rate of urbanization does not
really reflect this point. Perhaps this is due to the fact that
once the decision is made to move, there is easy access to
Salisbury or other centers by long distance bus or train. PFort
Vietoria is probably just the first step on the way to the bigger
centers. This seems to indicate that the source areas do not
appear to have much effect on the final destination of migration.

The possible destination of the migrants within a center s
{l1lustrated by the former squatter settlement at Derbyshire
outside the municipal boundary of Salisbury. Derbvshire
represented the case of squatters settiing on the periphery of a
ity where they were less "visible™ to the authorities and
eontrols were apparently not as stringently enforced. Howevar,
not all migrants settle on the periphery of the towns and
cities. The estimated "actual™ municipal population figures (in
compar ison to the official statisties) suggest that a large
number of migrants settle in existing housing areas, probably as
lodgers. As of August 1980, It remains to be seen, given the

' Urban Development In the Main Centers Report on the

;ggu atlon Influx Problem, pu as an annex to "rronosals
or a ve-year Programme of Development in the Publie Sector,"”

r;garod by the Ministry of Finance, Sallstury, Zimbabwe, January
979,
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present political climate, whether the anticipated extreme
urbanization pressure on Salisbury and the other main centers
will cause a saturation of the lodger merket and thus precipitate
a proliferation of new squatter areas.

7. Bociological Aspects of Urbanization

According to G.J. Merrington in his paper, "Towards Viable
Urban Communities -- The Zimbabwean Perspective,"” several
socloeconomic studies of the Local Government Areas (LGA) have
been made in recent years. He summarizes the relevant findings
in the following way:

a. Social structure. LGA social structure is now one
of progressive urbanization, secularization and modernization
with most people in a transitional state between tribal kinship
reliance on the one hand and a modern individualistic network
Involving friends, neighbors and co-workers on the other hand.

b. Ties with tribal areas. The tribal ties of urban
residents are doeclining In favor of the new urban social
structure, particularly with respect to second and third
generation urban residents. Rural ties Iin the form of visits,
remittances and inves:ments are substantially reduced with rising
urban security.

¢. Socloeconomic and tenure status. litcreasing urban
security provided by socloeconomlc and tenure status s related
to higher urban conmitment and more active Involvement In urban
life. Soclioeconomic status tends to take pcecedence over ter.ure
status and family stabllization in the tomship and is
essentially a question of income. Lagging residential sta’us can
{nvariably be related to a lack of financial resources.

d. "Enlarged family". Due to the demand for urban
accommodation, the grouping of individuals along traditional kin
ties is breaking down. Whatever housing is bullt becomes
saturated with whoever can persuade the tenant that he has a
c¢laim to be accommodated. In the urban areas, related and
unrelated people band tofethcr as best they can to make a living
and survive in a new environment.

8. Bducatlion

Through the 1870's, the poliocy of government with respect to
education was for two separate systems. Both were administered
by different divisions of the Ministry of BEducation, but
development had not been parallel. One system was designated
officially for white students, al though As{ans and Colored
children were statistically included despite the fact that thay

did not usually use the same facilities. The other system was
developed exclusively for black students.
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As a result of this poliey, only 20 perceric of all African
children were completing primary school and not even 0.08 percent
were completing secondary school. In contrast, over 33 percent
of all white children In the early 1970's completed a secondary
educstion. Literacy among whites, Asians and Coloreds Is nearly
100 percent; estimates of literacy for the African population
indicated that about 30 peracent were functionally l{iterats.
Although about half of the African children of school age were
officially llated as attending classes, more than 90 percent were
in primary school. Most children left before finishing the full
primary school cycle to become farm laborers or domestlics.

Certalin inequalities In educational opportunities between
African and white students were long standing. In the early
1970's, the per capita expenditure for whites exceeded by almost
13 times that for Africans. Since 1930, education has been
compulsory for all white children until they reach 15 years of
age. The present government has taken the initial steps to
rectify these inequities and place all races on an equal bas!s
for obtaining at least a primary school education.

One longstanding multi-racial educatfonal fnstitution, the
University of Zimbabwe, was created by royal charter In 1988.
The University has five faculties: arts, education, medicine,
science and social studies. All races are eligible for admission
to the university based on successful completion of examinations
in approved subject areas.

9. Health and Nutrition

Overall supervision of medical services In Zimbabwe is the
responsibility of the Ministry of Health. The Ministry handles
the administration and maintenance of medical care facilities and
the training, registration and llcensing of medical and
paramedical personnel.

Medical care Is adequate only in urban areas. S8alisbury and
Bulawayo have large well-gtaffed and well-equipped hosplitals, and
there are good general hospitals in the other large urban
areas. In all, there are about 22% hospitals in Zimbabwe with
approximately 17,000 beds or a ratio of four beds to every 1,000
people. There is a distinet shortage of doctors, however, In the
rural areas. A rate of one doator to every 3,000 patlents was
estimated In 1967, but In some rural areas the ratio was probably
a8 high as one to 100,000 or more.

Africans, both urban and rural, are especlially vulnerable to
communicable disease. The maln sources of data on slcknens and
mortality are government hoapltals, where reporting Is reliable
but far from complete. Amony Afrlcans, the main causes of death
were pneumonia (from overexposure); measlea; I1l-defined {nfant

dll.ll.l} avitaminosls (caused by a leck of vitamina) and other
states of dletary deflolency; gastroenteritls and colitis; and
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tuberculosis. Of those deaths recorded, about 33 percent were
among infants.

The African diet lacks varlety, is poorly balanced and
deflcolent In protein, calcium and vitamins A, B and C. Cereals
and carbohydrates constfituie about 15 percent of the calorlie
Intake of moat blacks. Malnutrition has been cited as the basie
and most widespread problem among blacks because it reduces theifr
resistance to pneumcnia, measles and other prevalent diseases.
The basie lnfredlont of most meals [s a stiff porr! ige, usually
made from malze meal, called mealle meal,

B. URBAN HOUS ING STOCK

1. Tenure Patterns

Table 7 sets out the total housing stook for the local
government arees in the ten malin urban centers for whieh reliable
data are available. Of these ten centers, Sallsbury and Bulawayo
acoount for 72 percent of the total stock.

From the total figures It can be seen that while a grogrlm
has been Instituted for selling government owned rental ouslng,
only a small percentage of the residents of the local government
areas own thelr own homes. In 1978, 80.1 percent of all dwelling
units were owned by local authorities, while 16.1 gercent were
home-owners!iip schemes and 3.8 were ti{ed houslng.l With the
oxception of Bulawayo where 33.4 percent of all low Income houses
eomprise home-ownership schemes, the figure for this sector would
be considerably lower. 1In the smaller centets, howe-ownership is
practically non-existent.

While no reliable figures for occupancy rates are avallabdle,
it 1s interesting to compare the black urban population figures
with the avallable bed spaces. Column six In the previous table
sets out the estimated number of bed spaces on the basis of five
Yor housing unit, as well as the single berths provided by the

0cal authorities. Column seven shows the estimated occupants of
these bed spaces on the baslis of the total black population less
those In private domestia employment who are largely resldent on
thelr employer's properties. The figures Indicate the total
number of bed spaces In the ten centers la over 700,000, while
the estimated number of occupants of these bed spaces {s almost
960,000. This breaks down to 1.4 persons per hed space. This
lack of bed space leads to the praotice of "hot bedding" whereby
bed space Is rented to Individunis for use during daytime hourws.

10 Tied housing refers to all dwelling units provided by
government, employers or developers.



TABLE 7

Low Income Ho-ulgg Stock
378

1

LOCAL LOCAL HOU S ING

AUTH . AUTH. PROV IDED ESTIMATED ESTIMATED

HOME LEASED & BY GOV'T, TOTAL OCCUPANTS HOUSING

- OWMERSHIP RENTED EMPLOYERS, HOUSING SINGLE OF BED BACKLOG

TOMM SCHEME S HOUSING DEVELOPERS STOCK BERTHS BED SPACES, SPACES MAY 1979

Saltsbury & '
hittungwvi sa 7,971 £7,383 1,202 56,561 30,164 312,569 426,840 18,900
Bulawvayo 12,43¢% 22,393 2,370 37.197 4,078 190,063 165,270 8,000
Gwelo Nl 9,361 181 9,883 3,692 53,107 55,390 2,000
Umtalt 24 9,085 546 9,655 6,098 54,373 £8,:70 1,300
Que Que 189 5.168 70 5.427 860 27,995 £5.470 1,680
Gatocma 67 4,119 60 4,246 2,278 23,508 29,140 720
Sincta 8 1,936 240 2,184 620 11,540 22,330 500
Faort Victoria 33 2,013 154 2,200 1,032 12,032 17,690 870
Marandellas 29 2,110 134 2,253 402 11,667 19,450 180
Shabant h | 1,059 15 1,077 -——- 5.385 16,790 300
TOTAL 21,099 104,632 4,952 130,683 49,224 702,639 946,546 34,450
% by Type of
Owmership 16.1 80.1 3.8 100.0

SOURCE: Mintstry of Local Government and Housing and Local Authoritfes.
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This figure for bed space occupancy ls, however, a
conservative estimate due to the fact that recent estimates by
the Dosartnnnt of Physical Planning put the population in the
Local Government Areas of the seven maln centers as much as 33
?orcont higher than the officlal figures. This Is a very clear

ndicator of considerable overcrowding. Salisbury city officlials
have found that it Is not uncommon to find over ten persons
resident in cne house.

Another iIndicator of the increa ad demand for housing by the
black urban population {s evidenced vy the Inciplent growth of
squattar settlements on the outskir's of the major centers.

Given the continuing pace of rural to urban migratfon, combined
with past security problems In the rural areas, local authorities
have made special provisions for certain squatter settlements,
Temporary accommodatlions consisting of subdivided plots, communal
tollets and water aupply have been provided at varlous locations
on the outskirts of Salisbury, while other settlements of the
site and services type have also been developed. While no
offlclal figures are avallable, the International Red Cross has
estimated that Ly mid-1980 there were as many as 50,000 persons
(Inoluding war refugees) squatting In and around the three major
eonters.

2. Types of Low Income Housing

The number of types and sizes of low income housiny produced
’!onmnlly'lnl!ho Local Government Areas varles greatly throughout
the eountry. The designs and construetion techniques vary
according to the year of construetion, the construction materials
used, the urban center in which thevy are located snd the
aontractor or loocal suthority who undertook the construction.
TYP.. of low income housing that have been constructed include
blooks of flats, terraced housing, seml-detached and detached
houses. Bemi-detached single-storey housing is by far the most
common. Table 8§ shows the number of dwelling units of the
various types In a sample of centers from which the Information
gould be obtained.

From these figures It can be seen that 359.8 percent of the
houlln’ stock In these centers |s made up of semi-detached unlits,
while 87.1 percent are either detached or semi-detached. PFlats
make up 4.8 percent, while terraced houaing constitutes §.3

croc?:. Of the altlies considered, only Ballsdbury and Bulawayo
ave (lats,

11 It shovld be noted that unti] the f"‘ 1-3 yuarns, the
'psgﬁiﬁol!og production of owner-bullt housing was not allowed
appreciably exist in the urban 2enters of Zimhabwe,
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TABLE 8

Number of Units by Types of Dvclllng
In VAI!OUI ﬁrBan Ccntcrl

TOWN DETACHED DE?E?AED TERRACED ELAIé
Salisbury! 9,331 29,365 2,824 1,027
Chttungvlcaz 6,026 10,137
Bu awayo 12,881 13,123 4,183 4,39«
Que Que 375 4,294 1,009 ——
R-declttt -——— 555 18 ——-
Gatooma 82 4,364 470 ——-
Shabant 142 646 271 ———
Sinota 1.718 1,193 - ———
Marandgllas 103 2,066 180 -
Hartley 561 1,763 52 e
Selukwe 200 68 —— -ve
Karot 418 771 - .
Kariba 41 582 808 o
Chiredzd 363 A32 .- ——-
Flumtree == 398 cew e
Beit Bridge 35 606 o con
TOTAL 32,243 70,660 9,818 5,427
% Dtstributtion 7.3 59.8 8.3 ‘.6

1 Excludes 158 employer housing and 320 dwvelling unitse uded for
singles.

2 The figures for Chitungwisa are based on an estimate of the
distributtion between detached and seml -detached unitts.

SOURCE: Urban and Rural Counctle.
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3. Construction Mater{als

In order to reduce the cost of formally produced higher
density dwellings, the number of bullding operations required and
the number of decorative finlshes have been reduced to a
minimum. Such factors as b.lck veneer, plarter, cellings,
domplicated roof truszes, tiied roofs, timber, plastics or other
floor surfaces, built-In cupbourds, fntricate plunbing and high
Quallity decorative finlshes have been omitted. The principal
elements In low [ncome housing compri{se the foundatlion, the
superstructure, the floor, the roof and the minimum of fittings
and decoration. The following paragraphs briefly describe the
building materials used {n the maln elements of standard low
income housing.

a. Poundation. Generally, foundation: are
spproximately d00mm deep with a concrete footing of 300mm by
100mn or 150mm, depending upon condltions, supporting a briek,
eoncrete block or clay block foundation wall.

b. Buperstructure. The most commonly used materials
for wall constructlon are elther a ho!low concrete block (460 x
300 x 110mm) or & hollow clay hlock (230 x 239 x 110mm). Burnt
elay bricks may also be used as well as prefabricated concrete
panels, although the latter are just being introduced Into
present day construction. A waterproofing coat of cemwash |g
normally applied externally. Internal finlshing conslats of
oemwash or a cement slurry and |imewash.

. Floors. The materials used in floor construetion
will vary sccording to the ground conditions. It Is common to
have a hardcore base between 28mm and 1350mm thiek covered dy a
T8am layer of coarse gravel under a 68mm conorete floor with o
floated finish. Recent ultra low cost constructlion contemplates
@0 earthen floor which would dbe finished later by the owner.

d. Roof. Timber roof supports normnll¥ take the form
of wall plates and purlins only. ey are normally made of
laminated pine which does not warp or twist. Corrugated asbestos
sheets, known locally as trafford tile sheets, are used
exclusively In the roof covering.

., ings. Most low [ncome houses have a comdbined
tollet and shower area. Tollets usually consist of pedestal or
squat pans with a oflstern. Most houses are fitted with at least
one sink, elther In the kitohen or on the outside of the house,
The sink may be of stainless steel, aonorete or ashestos cement,
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f. B8pace and ventilation standards. The minimum floor
area of any one room, excep ) chen, [s seven square meters
with a horizontal dimension of 2.1 meters. In addition, adequato
headroom, daylight and vent{lation must be provided. The
accepted figuras are on the order of 2.4 meters for minimum clear
helght from floor to roof, a minimum window area of 10 percent of
the floor area, of which 50 percent should be able to open and
permanent ventilation In the form of two alr bricks set as close
to the roof as possible.

4. Housing Costs

In Zimbabwe, many factors Influence the cost of standard low
Income housing: design of the unit; the building materials used
and the costs of obtaining these materials; the services and
fittings; the contractor or local council responsible for
building the house; the location of ths urban center; and the
sige of the project and the size of the house. PFor this reason,
It can be erpected that housing costs per square meter will vary
greatly depending on the urban center.

A 1979 survey conducted by the Whitsun Foundation shows this
wide divergence. A relatively low construction cost of
spproximately US$40 (Z$23) per square meter for a four-room
house, Including electricity, is found In Marandellas. The most
expensive costs are found in Gatooma where two single-room sem|-
detached units are placed back to back to form a block of four
units costing over US$88 (Z$53) per square meter, Including
electricity. Many faotors account for these cost differences.

In the Marandellas scheme, there are four rooms and Its total
area (s 61.3 square meters, while In Gatooma there is only one
room and the house area is 21.1 square meters. Marandellas has
also been able to achleve considerable savings by buyling
materlals In bulk and utllizing local contractors under counail
supervision to undertake the construetion. Most housing costs of
the other local councils fall within thls range.

In 8allsbury where larf. contracts are undertaken, it has
been possible to keesp bullding costs relatively low. Costs per
square meter In Ballsbury and Chlitungwiza compare favorably with
the other urban centers.

Glven the fact that the manner of costing low Income housing
sohemes varles from center to center, It |s still possible to
make comparisons between different centers and different types of
houulnf. Core houses, bullt [n the Sallsbury area In mid-19079
measur n1 upproxlmn!ol; 16.5 square meters and Inoluding
oleatriolty, cost In the range of USS$1,6880 (281,080) to US9L,920
(281,200)., Btandard housing ranging from two rooms to four rooms
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and Ineluding oloctrlclt¥ cost within thol,onor-l range of
US$1,920 (Z$1,200) to US$3,040 (Z$1,900).

8. Costs of Housing Related Services

In addition to the costs of the dwelling unit, the cost of
related housing services -- roads and storm dralnage, sewerage
and water networks -- vary from project to projeet. Variables
that affeet the cost of services include the size of the project,
the density of development, the nature of the terraln and sofl
conditions, the unused capacity In sewerage dlsposal works, the
access to existing water malns, trunk sewers or maln roads or the
need to construct new major services and the level of service
provided In each case.

Table 9 presents the 1978 costs of on-site services provided
in four Salisbury projects. In all cases, the access roads to
the plots are gravel, there Is watar-borne sewerage and each plot
has Its own water connection. With respect to off-site costs,
the three Sek! projects were analyzed for major infrastructural
services reguired for project development. The following
additlonal costs were identif{ied:

Trunk sewer: Z$ d3/plot
Maln roads: Z$ 50/plot
Bulk water: Z$ S0/plot

Bulk sewerage: z; 25§glot
TOTAL plo

Anoordln, to these 1978 figures, the additional cost per
lot of off-site Infrastruoture equalled roughly US$256

Z8160). In the case of home-ownership schemes, there will be
oosts in addition to the dwelllng unit and Its related

services. These [nclude additlional charges for survey fees, land
eosts and the costs of utlility connections. In the case of site
and services schemes, the cost of the shower /toilet unit must
a1s0 be I[ncluded.

a. ublje sarvices. With
the exception of the "legal® an ega spontaneous
tettlementas whioh have sprung up around Zimbabwe's major urban
genters, the great majority of ?ocnl government housing for the
black urban population has been constructed slong sound

12 0ff1o1al C30 statiatios Indlcate an Incresse in the Bullding
Materials Price Index of 17.8 percent between June 1979 and June
1980. Dased on recent (late July 1980) responses to HSDS publio
tenders, asctual Inoreanes In per square meter construotion eosts
are running double that figure.



TABLE 9

Costs of Providing Services in Housing Projects
in Sal!lsbury

1978
SEWERAGE ROADS &

M0. OF SI1ZE OF & WATER STOKMWATEK TOTAL

STANDS STAND Z$7STAND Z$/STAND Z$/STAND
Saiisbury 2
Seki{ N 1,743 200m 154 132 286
Salisbury 2 }
Sen{ K 2,351 200m 136 146 - 276
Salisbury 2 ; | -
Seki ] 1,593 200m 170 138 308
Salisbury 2 .
Dzivaresekwa 1,500 200m 172 133 305

SOURCE : :l‘o\mshtp Development Branch and Salisbury Municipality.

-9:-
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engineering principles. The planned housing schemes have
generally consisted of a full complement of public services.
Roads providing vehicular access to the individual plots are
graveled Iin all cases and macadamed in many instances. Storm
drains, lined at major road junctions, are designed in
conjunction with the road network. There are Individual water-
born sewerage and water connections for each plot. Most units
now ineclude individual electrical connection. Public lighting is
provided by towers sited i(hroughout the schemes. Solid waste
disposal is also handled as part of local council administration
of the schemes.

While the authorities have, in the past, prohibited the
establishment of spontaneous settlements through the enactment of
various pleces of legislation, the Increasing tempo of rural to
urban migration, combined with the security situation In the
rural areas, has resulted In the special provision of certain
squatter areas. These squatter settlements Imply a reduced
standard of public services. The planned areas provide for
"temporary" accommodations consisting of subdivided plots,
communal toilets and water supply and public lighting from
towers. Other settlements of the non-planned variety have access
to few, if any, publie services.

b. Community facllities/services. The provision of
schools for low income schemes Is the responsibility of the
Ministry of Education. Standards are generally on the order of
one Trlmnry school for every 500-600 residential units and two
multi-lateral secondary schools to every five primary schools.
The primary care clinic is the most important medical facility
that must be provided in a residential development. The Ministry
of Health recommends the provision of one clinic per 40,000~
80,000 population. Larger medical facilities such as hospltals
would only be required for populations of over 100,000 persons.
In additlon, provision Is made for corner stalls, shopping
centers, churches, cinemas, beer taverns and other community and
recreational facilities, service industries and administrative
functions. The provision of community facilities and services by
the appropriate ministry generally lags well behind the Initial
provision of the housing solutions.

¢. Land use parameters. The following description
represents the most common standards embodied in the preparation
of a typical low Income housing estate. (See Annex 1 for a
oom?l.to listing of GOZ planning standards and civl! engineering
design oriteria.)

(1) Residential plot size -- The majority of local
govornmont area housing schemes (both semi-detached and detached)
ave historically been constructed on plots of under 400 squarse

meters, with not less than a 10-meter frontage. Larger plots
were sometimes made avallable for detached dwellings, but onll in
tare cases do they exceed 400 square meters. The May 1980 QO
housing plan envisages that low Income housing development will
use two sizes of plot:
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10 x 20m (200m?) and 12.5 x 25m (312.5m?)

In order to ensure a satisfactory living environment, minimum
space standards for both the unit and the surrounding open spacs
are specified. The standards presently used are:

Minimum floor space ration p
(house area) = 7.0m* per person

Minimum total living space
rat{o (house area plus
garden and/or open space) = 35.0m? per person

Where there Is insufficient garden space for each residential
plot, it is felt that extra space be allocated within the
residential development for public open space.

(11) Road widths -- The following standards are
called for when planning the alignment of various classes of
roads:

Distriot distribution: 28 or 30m road reserve
200m minimum radius >t
curvature

Local distribution: ' 18, 18 or 20m road reserve
130 minimum radfus

Plot access road: 10 or 12.5 road reserve
80m minimn radfus

Maximum gradients 1:18

Cul-de-sac turning cirele
(10m and 12.5m roads): 20m x 14m

Access by footpath to certain plots Is presently not considered
to be an acoeptable planning standard.

(111) Open space -- Given the concern with
insufficlent garden space ’">r each res'dential plot, stringent
open spacs controls are appllied to low {ncome housing

development. '
Maximum Permitted % of Residantlial Layout
Plot,ﬁllo Plot Coverage Area Required for Publie
(m°) (%) Open Space
200 18 19

3112.8 20 10
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In any layout, a minimum of 10 percent of the total development
area is required to be reserved as public open space. This will
inelude space for parkland, golf course¢s, river line preservation
sones etc. and will ensure adequate public land for both passive
and active recreation.

(lv) Resident{al densities -- Residentlial
densities In the various low income housing schemes vary
according to the terrain, the amount of land reserved for open
space und community faclilities, plot size and the ¢lirculation
system. In comparison to other develuping country housing
schemes, the number of dwelling units per hectare In the local
counell housing Is very low. Table 10 presents the offlclial
population, the number of dwelling units of all types and the
area of the established townships of Sallsbury.

6. Housing Need Projections

Although a forecast of housing need s difficult to make
because of the varlabllity of the many factors involved, it {s
possible to make an estimate based on clearly stated
assumptions. The value of even estimated housing needs lles In
the perspective of the Jemands which will be placed on the
housing construction sector. The projections of housing need
presented In Table 11 are based ¢n thrfg potential growth rates
for Zimbabwe's black urban populstion, replacement of housin
inventory losses (1 percent of exlltlng stock) and a walting lflt
baoklog of 45,000 dwelling unlits,

Based on the analysis presented In the preceeding table, the
projeated average yearly housing need for Zimbabwe's black urban
population varies from a low estimate of 17,800 units to a high
of 51,700 units., The high figure represents the anticlipated
housing need assuming the urbanization rate of 11.5 percent
agcepted as most probable by the authors of the "Urban
Development in the Maln Centres” report. Glven the purported
underreporting of the black urban population by the CSO (some
studies have this undorro?ortlng to be over 30 percent) and past
experience In the developing countries, an urbenization rate of
11.8 percent ls probably not unreasonable. The ¢stimated upper
limit for housing need represents almost four and a half tires

13 Analysis of varying rates of urbanization contalned in the
1979 dooument "Urban Development In the Maln Centres.”

14 Housing baoklog in 10 urban centers based on actual walting
11st figures and estimates of those famillies having fcrmal wage
employment and rc?u(rlng housing who have not reglatered thelr
names on waliting fists.



TOMNSHIP

Dzivaresekwm
Glen Norah
Harare®
Highfield®
Kambu ruma

s bvuku
Mufakose
Talara

TOTAL

TABLE 10

Gross Residenttial Densities in the Local Government
Areas of §;|issury

DMELLING OFFICIAL

UNITS POPULAT ION AREA OCCUPANCY
(D.U.) (P) (HA.) DU/HA. P/HA. PER D.U.
2,899 15,000 422 6.6 34 5.2
7.003 35,600 713 9.8 50 5.1
6,082 40,000 465 13.1 86 6.6
8.537 62,435 716 11.9 87 7.3
2,44) 16,044 259 9.4 62 6.6
5.728 35,000 629 9.1 56 6.1
7.500 48,900 454 17.0 108 6.5
3.304 17,793 313 10.6 57 S.4

43,496 270,772 3.971 11.0 68 €.2

¢ Thes: figures take no account of the single quarters and hostels tn the
various townships.
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TABLE 11

Estimate of Housing Need

PROJECTED ESTIMATED LEVELS

Low Medium High

1. Projected tncrease {n 1

urban black population 691,000 1,233,000 2,726,000
2. Household formation- 115,200 205,500 454,300
J. Replacement of inventory

losses (1% of existing

stock) 17,500 17,500 17,500
4. Backlog of dwelling untted 48,000 45,000 45,000
5. Total Need 177,800 268,000 576,800
6. Average need per year 17.800 26,800 51,700

(o2 ¢ 4. 7 E—

Urban black population projections based on three levels of
potential growth: (1) at current national rate of urban{zation,
4.6 percent; (2) at twice the natural increase rate, 7 percent;
(3) based on twice the natural increase rate plus a bac lo?

of dependents of existing workers who would also migrate, {1.8
percent.

Based on an average household size of 6.0 for the urban black
population,

Based on the number of formally employed black males who have
reglotered with the Local Counctl authorities for housing.
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the number of higher density housing units constructed by GOZ
during 1978 (11,600). Even the mid-range fligure of 26,800 units
represents an almost t'Ys‘"d & half fold increase in past QOZ
produetion performance.

To further (llustrate the composltion of housing needs In
Saiisbury, Table 12 gives a breakdown of housing needs by wage
group. The wage groups are based on the updated 1877 CSO wage
distribution for the black urban population. Populatlion and
household size estimates are based on estimates from the previous
table.

As Indicated by the estimated 1980 wage distribution, the
greatest housing needs (81.2 percent) are found anong employees
having Incomes less than US$176 (Z$110) per month. Of that
group, the largest percentage (38.8 porcent) is from individuals
earning between US$46 (ZS41¥ and US$112 (Z$70) per month.
However, housing needs for employees having incomes above USs$240
(Z$130) are also quite considerable (7.2 percent). At the lower
end of the wage scale, only 4.4 percent of total housing needs
result from persons earning less than US$32 (Z320) per month.

The foregoing analysis of total housing needs and housing
needs by Income group |llustrates that while housing policy
should address all segments of the population, emphasls snould be
placed on those segments of the pPopulation where the greatest
needs are demonstrated (i.e. below the 850th percentile).

L e

18 Minlstry of Local Government and Rousing,




TABLE 12

HBousing Meed Projections in Zimbabwe by Income Group

ESYTRATLS
FEO] ECTED BO. OF MOUSEHOLDS MOUSING GNIT
708 BT WAGE GROUP NEEDS OF
AS OF jeug -90 AS OF JURE 30 FOR  IMCOME GROUP
TIARS [ i VY YLAS 1 LS, MWTWLY |~ ¢ musugu LAST YEAR OF PERIDG ovER m.
OF PERIOD COVIFTD SIZE 1w weEp2 COvALELD rin
¥ 1287
1900-83 1.797 é.0 Lees thea 20 £.4 13,108 6,050
21 - 40 9.7 289,901 13,339
& -7 3.6 109,007 50,318
n -0 J0.8 20.8)9 41,93
131 150 1.0 32,767 15.12%
1SS. y.8 .21 10, 22§
97.8)) 137,500
1905-90 3.9 6.0 Less thaa 20 4.4 18,386 $.720
21 - 8 9.7 40,530 12.410
L - 7 3%.¢ 152,827 £1,580
n -ne 3.5 127,439 J9.650
1 -15 1t.0 £5,96) 14,300
150, 1.8 22,59 19,100
417,833 130,000

! Besed oo populsntion prejectiane frem Tadle 3.

1 Baset o wage dicstribntian for 101a] Lisbebwe uwrbas blach employees [rom Table §.

3 Besed oo figures from Tablo il and an the Sttetplion kst the £{5,000-wait backliog will be

Clesred up Curing 1he 1980-25 peried.
SORCTL: FADCO [ledersifom.
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CHAPTRR 111
SHELTER INSTITOTIONS AND PROGRAMS

A, GOVERNMENT AIMINISTRATIVE STRUCTURE

i. Baslic Organlzation

The Government of Zimbabwe Is currently undergoing a
restructuring and a regrouping of ministries and executing
departments. This reorganlization Is resulting in a reallocation
of duties acompanied by changes In personnel and siaffing

atterns. The following account of the basic GOZ organization
or the provision of housing gives as true a pleture of the
situation as can be ascertained as of August 1980.

2. GOZ Development Plan

In order to provide the present government with a composite
background to the public sector needs of the country, the interim
overnrent preparad in 1979 the document "Proposals for a Plve-

ear Frogramme of Development In the Publlic Sector.” It was
enviseged when the document was prepared that the preseant
government would have major pollcy decisions to make In
zonnection with varfous aspects of development, and that the
reconmended program would be modified, as required, In light of
these declisions.

The major objectives of the recommended program were:

[ To stimulate and faclilitate the growth of the economy
through the continued development of all
Infrastructural requirements.

(] To improve the quallty of life and the standard of
living In the populatiocn generally and to boost
economio output particularly of the presently non-
gommercial agricultural sector.

(] To raise the general standard of education and to
inaresse the local output of higher skills through
post-achoo! training.

[ To eliminate the shortfall In urban housing and to meet
tha rlsing demand for better housing throughout the
aountry.

The major priorities assigned to Implementation are:

° Power eupply.



-4B8-

° Transport capacity and communication.
) Rural development and education.
° Housing, health and other services.

In addition to establishing urban housing and {ts related
services as a priorfty area for Implementation, the Plve-Year
Programme, in {ts guidelines for production quotas, underscored
the Inability of most low income households to afford even a
baslc core house. The Progranme recommended the construction of
only a limfted number of finished and partially finlashed units.
The balance of the program was to be devoted to providing
serviced stands on which the households would build thelr own
dwelling. Included In the concept of serviced stands was the
Idea of transit areas with communal ablutiaon units, where an
occupler may bulld whatever accommodation sults him or her.

Transit areas were seen as a necessary finterim stage to
serve both a sudden Influx of urban population and for those who
require time to accumulate sufficlent money to construct their
own homes. It was envisaged that as the Influx essen, transit
areas will be redeveloped for conventlional housing.

The program as set forth In the five-year development
document emphasizes security of tentre. Except for the transit
areas and a percentage of complete homes which will be retained
for lease to persons who do not wish to own thelr own properties,
frooh?ld will apply once minimum bullding requirements are
satisfied.

Unfortunately, many of the main points of the proposed Plve-
Year Programme dealing with urban housing have not been
incorporated into the present GOZ Plve-Year Plan for Low Cost
Houolnf Construction. The 1980-88 GOZ construation plan {s based
exclusively on the production of finished and partially finlashed
ultra low cost, "standard” core and "standard® house type
units. The Idea of a serviced stand as a viadble alternative for
low Income urban households has, for the moment, been discarded,
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3. Urban Plannin Fugotlonl -- National and Loocal
Government Tevels

Contemporary Ideas of urban planning {n Zimbahwa date from
the British colonlal Influence of the early 20th century. Early
Town and Planning Acts (1933 and 19845) were mainly concorned with
regulating the peri-=urban sprawl! whieh Jufrlng that cra was being
hastened by the automobile and was threstening the expansion of
the major centers by imposing a disordered array of houses and
smallholdings on the urban fringe. These smallholdi -gs lnoked
all but the most rudimentary of communicatlion and sanitatlion.

The system of physical planning up untll the promulgation of the
Reglonal Town and Country Planning Act of 1976 was essentially
concerned with control over this type of physical development,
Including the specification of the use to which land could be
put, the appearance of bulldings and the landscape, and densitlaes

of development.

The 18768 Act broadens the concept of planning from a purely
urban ocontext to one Including a two-tier system ol planning with
regloral plans being in the upper tier and muster and local plans
belng on the lower tier. The former plans would cover wlde
issue) Inoluding known national poli.cles for the whole of a local
planning authoritfes aree. The latter plans wouid consis. of
more detalled plans of an urban anc rural natcre, and would only
gover a portion of the local planning authorlty's area. In
general, the local plans would he produced by lccal 'anntng
agencies and not be the subject of govermnent scrutiny provided
they complied substantially with the pattern of deve!opment
stipulated in the upper tler plans.

The present Department of Physlical Planning, located within
the Minlistry of Local Government and Houslng, evolved from
earlier town planning departments. It owes much of its actual
structure to the 1976 Planning Act. The Department i3 presently
organized with Its head office in Salisbury and with four
separate provinoial planning offlces in Bulawayo, Gwelo,
Salladury and Umtall. The Natlonal Planning Offlce undertakes
master plan studlies on behalf of the local planning
authorities. It is also responsible for research and speclal

rojects, the technical sexamination of statutory plans prepared
y looal planning authorities and for the coordination of
government development and land requiremants.

1 Most of the material {n this seation has been culled from the

November 1979, Yol. 13, No. 11 {ssue of the Zimbobwo Solenqge
News, the Journal of the Zimbabwe Sclentific Assoclation.
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The provinelal planning off!ces have a wide range of duties
ineluding ndvlllnf local authorities (other than Salisbury,
Bulawayo and Umtall) on the praparation of master and loeal plans
and on all applications for major development. Other provinelal
planning duties inelude the preparation of layouts for low cost
housing projects and also layouts for state land. The Minister
has delegated his powwurr for the approval of subdivision
appliestions and applications for the consolidation of land to
provinolal planning of!'ice:.

‘ Losel planning authorities in the three major citles --
Salisbury, Bulawayo and Umtall -- are responsible for the
prepacation of plans dealing with detailed planning lssuss of
mainly iceal significance. The Minister of Local Government and
Housing maintains the rif ' of review of these local plans.

The 1978 Act also yivos the recently restructured Ministry
of Lands, Resettlement ané Devalopment the authority for the
prepacation of cartuin master and local plans covering parks and
wild!ife lands.

4. Relovant Additional Q02 Legislutlon

In 1877, the Minlistry of Lo®*al Government and Housling
formulated the Model Build!:g Ly-Lews. These by-laws are a set
of finely deto!led regu'ations spral{f{ying exaot technical
requirements with respect to the deslgn and construction of
bulldings and thelr related survises. The componants covered
include the foundatiuns, masonry and walls, miscellaneous
eonstruction materisls, water supply, lighting, drainage and
sewerage, ventilat.on, fire protection and publie safety
precautions. The by-laws provide for the highest level of
structural safety and cpurational efficlency.

It was Intended that the by-laws would form the basis for
the aontrol of bulldirng development throughout the country.
However, few local authorities have adopted them as yet. It (s
envisaged that the modyl by-laws may be adopted {n part or In
whole (n certalin areas or antire urban areas. Also, the by-laws
aould apply to certaln types of bufldf{ngs In lp.Olf[ld areas.

Most local authorities already have thelir own by-laws whiah
have been used as the basis for bullding development control.
Generally, the regulations regarding low inoome housing
construoted by the local authorities in Looal Government Areas do
not lay down such stringent Lpecifications as those of the Modeli
Bullding By-Laws. It has boen estimated that the least expensive
dwelling unit which could be constructed Ul|N' Model By-Laws
lgonlflcatlonu would cost In the range of USS ,000-',!‘0
(285,000-8,000). The Housling Bervioes Development Branaeh of the
Ministry is not aonstrrined by any bullding regulations in ite
housing sehemes whioh serve low {neome households.
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Despite this, the standard of low {ncome housing constructed
in terms of the specificaticns considered above conforms to many
of the most Important requirements In the Model By-Lawz. The
only major deviations are with respect to the thickness of walls
aiid the nize of concrete footirgs.

Finally, local authority by-laws permit the construction of
ultra low cost and site and services type housing schemes, which
although not meeting the general construction requirements
normally meet those concerned with health, such as size of rooms
and ventilation.

S8ection IV.F discusses relevant environmental legislation.

8. Provision of Low Income Shelter

¢. Local government system. Practically all of the
provision of low Tncome shelter In the urban ureas of Zimbabwe 1&g
done through the Minlstry of Local Government and Houaing and the
various local authorities. Local authorities consist of rural
and urban councils. The system of rural counclls |s being
reorganized under the new government to Ilncorporate tha former
tribal trust lands. There are three categories of urban
counclils: municipal counclils, town councils ana local boards
(see Table 13). The diffarences are largely of size and
status. There are few differences In the way the differunt types
of urban councils undertake low Income shelter projects and
related activities.

The Ministry of Local Government a:d Housing exercises a
number of controls over the local councils. These Iinclude
financial controls such as the approval of budgets, Le approval
of borrcwing powers and the sppointment of auditors. The
Ministry exercices power over local government pollicy matters
{neluding the preparation and approval of urban master plans and
frequently more detalled site plans for housing projects, the
location of Local Government Areas (formerly called Afrlcan
townships), the provision of low I(ncome housing and the operation
of publie transport services.

Urban counells have a lnrfo degree of power In the provision
and financing of public utilities, works end services. This
subjeat is disoussed in Chapter 1IV.BD. .

Loocal Government Areas are the low Income housing areas
whioch have been bullt by local suthorities. Theae areas are
governed and accounted separately from low density, high income
Areas. LGA's have a limited form of sell-government. Area
Bourds are belng estublished with eleated mambers and
oonstitutions granted them by the Minlster of Local Government
and Housing. They must be aonsulted by urban counoils in sueh
matters as primary education and the operation of heer hally.
Ares Boards may progress through the various levels of loesl
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TABLE 13

Urban Councils

MUNICIPALITIES POPULATION
(December X1, 1979)

Bulawayo 363,000
Fort Victoria 24,000
Gatooma 33,000
Gwelo 70,000
Hartley 15,000
Marandellas 23,000
Que Que - 51.000
Redcliff ' 19,000
Salisbury a : 627,000
3tnola 27.000
mtali 3,000

TOTAL  TJT5-000

TOWN COUNCILS

Victoria Falls N.A.
gcrtzu N.A,
elukwe ‘ N.A.
LOCAL BOARDS
Chitungwiza N.A.
VWanki{e 000
mrAL [ ] L]

SOURCE: Mintetry of Local Government and Housting.
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administration to the status of municlpality. To date, two local
boards exiast in Local Government Areas, Wankie and Chitungwiza.

The accounting for Local Government Areas |s kept separate
from the other financial transactions of the local authorities.
A property taxation system based on valuation {s not applied in
the LGA's as It {s in the low density areas. Rather, a constant
"supplementary charge” Is collected on each plot throughout a
specific LGA. The supplementary change {s calculated to recover
the cost of services Including street lighting, sewerage, rubbish
removal and administration. These chargas do not take Ir‘o
account the size of plots nor the value of the buldings
construcled on them. Charges for water and electriclty are
usually made separately.

The Salisbury Municipal Council. The principal
agency within the Sallsbury MunicTpal Councll responsible for low
anst housing Is the Department of Community Services. This
department is responsibie for the administration of the following

Local Government Areas:

POPULATION

LGA (registered)
Harare 41,044
Hostels 11,994
Mabuuku 32,189
Mufakose 49,3860
Highktlield 89,928
Glen Norah 37,188
Glen View 30,802
Tafars 18,013
Dewaresekwa 24,092
Kambuzuma 18,200
Mar Iimba Park 1,011
Wes twood 718
Total Reglistered Population 323,200

The total unregistered population in Sallisbury Is estimated
at about 273,000 which means that the total population of the
Local Qovernment Areas In Balisbury fs about 600,000,

In Salisbury, the Department of Communlity Sarvices advises

on the need for low fncome housing and drafts preliminary

roposals. The Assistant Director for Planning and Social

ervices Is renponsible for sample surveys and finding out
references In deslign and services. There !s also an Assistant
Direator for Area Administration In charge of bullt-up areas.
His functions Include rent collaeation, maintenance and the sale
of rental houses to s!itting tenants. FEach Local Government Aren
has its own administrative office for thls purpose. There is
also an Assistant Direotor for Auministration and Pinance.
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Technical planning for housing projects Is performed under
the Department of Works. This department is also responsible for
impletsenting those housing projects, as well as iInfrastructure
and other public works, which are undertaken directly by the
muniecipal eouneclil.

The City Treasurer's Department plays an Important role In
the financing of low cost housing and relsted infrastructire, as
described in Chapter 1V.D.

b. National Government

The Ministry of Local Government and Hovsing. The
Ministry of Local Government and Houslng, as Its name implies,
exercises a wide range of functlons in the provislon and
financing of housing as well as In the other areas of
respons|bility for the local authorities. The Ministry's
hierarchy Includes secretaries for both housing and local
government. Urban planning Is overseen by the Minlstry through
the Department of Physical Planning. The Minlatry Is also
-responsible for housing policy formulation, control of the Local
Government Areas Bullding Fund, approval of borrowing powers for
local authorities and housing projact approval. (See Annex 2 for
relevant MLGH organization charts.)

The Housing Development Services Hranch (HDSB). Many
of the functlons ol houslng deveiopment are actually undertaken
by the Housing Development Services Branch which is a separate
branch of the Ministry under the Secretary for Housing. The
prinelpal funotions of the HDSB are as follows:

° To undertake (directly for government) major low cost
housing projects Including all aspects of design,
contract tendering and administration of housing,
infrastructure, commercial facllitlies and primary
schools,

® To advise and act as consultants to the smaller loeal
authorities In all aspeots of low cost housing
development, ineluding doocumentation and the tendering
and amdinistration of ocontracts.

) To advise the Minister on proposals for low Income
housing projects submitted by the local authorities.

) To undertake resaarch to help with the formulation of
sound housing strategles, to aid In the development of
construction standards and techniques to reduce costs
and to evaluate housing layout and town planning
considerations.
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6. GOZ Budgetary Considerations for Housing

a. Housing expenditures. The present section
considers the share of natlonal Investment capital presently
belng devoted to housing.. Table 14 shows the national gross
fixed capital formation between 1968 and 1978 at current prices
as well as the disaggregated GFCF figures for residential
development and for lcw Income housing development.

Prom these figures it can be seen that residential
developmont as a percentage of GFCF reached a peak of 16.1
percent In 1970, and in recent years since that date has been
considerably below that figure. In addition, low [ncome housing
acounted for only 3.2 percent of GFCF [n 1977, and has never, at
any time, accounted for more than 3.8 percent. Since the
greatest housing shortages occur In the low Income sector and,
since In recent years, the housing requirements for the upper and
middle Income groups have been adequately served, it {s clear
that the great deflicliencies In gross fixed capltal formatinn |{n
housing fall {n the low income sector.

Nonetheless, low Income housing fixed capital formation has
been rising In relation to all residential development since
1074. This rise would, however, have been lower were It not for
the fact that since 1974 there has been a decline in the overall
level of investment. In resl terms, gross fixed capital
formation has also declined from US$660.2 million (Z$412.6
million) In 1974 to US$434.2 milllon (Z$271.4 million) In 1977
(1974 7?!00!). As a percentage of GDP, gross fixed capltal
formatlion has also declined from 23.3 percent in 1974 to 19.0
gorcont in 1977. Without having access to the supporting data,

ndications are that fixed capital formation In low Income
houllnf has continued to rise In relation to gross fixed capltal
formation In 1978 and 1970. It Is clear, however, that If
development of low Income housing estates is to keep pace with
the Influx to the urban areas, a substantially larger portion of
the gross fixed capital formation will have to be acocounted for
by low (ncome housing.

b. C ah sms. All caplital! and
maintenance/operatTon cosls assoclated with the provision of
shelter end (ts related services are recovered in two ways,
There presently exist no subsidies In the Zimbabwe low Income
houllnf program. The most recent mechanism for cost recovery
establishes that capltal, Interest and redemption charges for
land, dwelling unit construotion, all nervices within the plot
boundary, electrlofty connection and electricity Installatlion
(in-house) and on-site roadworks and stormwater drainage are
recovered on an annulty basis at 8 parcent per year for 128
yeara. The capltal costs for water (ineluding bulk supply
treatment and Interna! retioulation to stand boundary), sewage
(Inoluding major treatment worksa, major plpelines and Internal
follaul-lfon to stand boundary), refuse colleotlion, esleotrialty
luppl{ and publie lighting are recoversd through a series of
monthly user service charges,

t




TABLE 14

Gross Fixed Capital Formation (GFCFP)
1968-1977
(in Z§ million)

LOwW LOW INCOME LOW INCOME
RESIDENTIAL INCOME HOUSING AS HOUSING AS

TOTAL RESIDENTIAL AS A%  HOUSING A % OF A % OF
YEAR GFCF GFCF OF GROSS _ GFCF GROSS  RESIDENTIAL
1568 148.3 22.5 15.2 1.7 1.1 7.6
1969 142.0 22.7 16.¢ 3.0 2.1 13.2
1970 170.7 27.5 16.1 3.1 1.8 11.3
19N 216.9 29.3 13.5 3.2 3.8 28.0
1972 250.9 36.1 14.3 5.7 1.5 10.2
1973 324.4 £9.7 15.3 7.1 2.2 14.3
1974 £12.6 53.7 13.0 5.2 1.3 9.7
1975 £62.2 £2.0 9.1 9.8 2.1 23.3
1976 395.0 £3.2 10.9 12.0 3.0 27.8
1977 386.0 42.7 11.1 12.2 3.2 28.6
1978 330.0 33.0 10.0 N.A. N.A. N.A.

SOURCE: Cenircal Statistical Office.
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Discussions with HDSB and Sallsbury City Council offlaials
during Augunt 1880 Indicate that the household user service
charge for low {ncome housing schemes coming on-1llne In Salisbury
will equal US$26.91 (zslo.az¥. This amount breaks down in the
following manner:

. Supplementary charges, A char,e of US$8.88 (Z$5.35) to
cover capltal and reden,tion o .

tower ligLiing, running
costs and/or maintenance of tower lighting, roads,
health inapectorate and fire brigade.

) S8ewage charge. A charge of US$3.20 (Z$2.00) to cover
capital and redemption charges for all sewage
facllities fncluding major treatment works, major
pipelines and interna! reticulation to the stand
boundary.

) Waste management charge. A charge of US$0.96 (Z$0.£0)
0 cover the provision of twice weekly refuse
collection.

N ) Minimum water charge. A charge of U3S$2.51 (Z$1.%7) to
aover capital zZna redemption charge for all water
ineluding %ulk supply, treatment and internal!
retlculation to the stand boundary. Thils minimum
ocQarge entitles the user to a water allowance of 13
m®/month (upproximately 73 liters per capita pyr
day). An extra charge for water use above 13m° (g

US$0.19 (230.121) per cuble meter.

® F!’%Sr;olt! charge. A minimum chargs of US$7.120
. 0 cover the domestic metered supply grid,
® istratlon ¢h « A charge of USS$4.16 (281.60) to

cover rent colleotion, organisation and staff
tequirements for building Inspection and supervision.

5. JEUSING PROGRAM
1. Pyblie Segtor

As mentioned previously, housing projects are usually
inftiated at the local level by the departmenta in charge of the
administration of Local OGovernment Areas. !n Salisbury this (s
done by a Housing Projects Team of archlitects, englneers,
soalologists and health officiala which meets evary lwo weeks
under the chalrmanship of the Director of Community Services.

The plans for housing projects are develonped at the local
level, If possible, or with the help of the Minlatry of Local
Government and Housing, often with the help of the HDSB. Houning


http:US$26.91

-59-

projeats are proposed to the Ministry In the form of estimates on
an anaual basis. Details of proposed housing programs are
submitted at the end of each calendar year.

The Housing Section of the Ministry o¢ Local Government and
Housing decides on the proposals in accordance with the demand
for housing and the avallable resources.

Once funds are approved, the 'ocal authori{t{es must prepare
more detalled project documents with costs and proposed
standards. These are submitted to the Minilstry who usually asks
the HDSB to review them. The largest {asue In this reviesw
process at the present time [s the cost of the housing vis a vis
the effective housing demand. Projects with high standards that
do not meet demand are turned down by HDSB.

Local authorities requiring funding for thelir projects must
advertise thelr [ntention to borrow. The Ministry of Local
Government and Housing must approve borrowing powsr for the logal
authority before projects can be undertaken.

Projects that are approved by the HDSB and the Ministry must
be planned (n detall. Local authoritlies m«y do their own
detailed design, engineering work and tender document preparation
In-house, contract It out to consultants or ask the HDSB to do
the work on thelr behalf. When the design work I3 undertaken by
the municoipalities, this cost is included !n the price of
housing. owever, historically (this practice is presently under
review by IDSB) when the HDSB does the design work it Is not
eosted . o the price of the houses. The HDSB has an Extraneous
Profess!i. "] Assistance (EPA) budget at its discretion for this
purpose, bul It must be used primarily for the smaller citles.

Each local authority has a tender board which oversees the
tondering process. All low cost housing construction Is
gontracted out to private bullders and 90 percent of this is
tendered openly.

Completed housing (s allocated at the local level. Prlority
fs generally given to persons on walting lists. Most housing le
now sold on a hire purchase basis. Resldents receive title after
the repayment perliod, usually 125 years.

a. Recent Housing Projeots

Glen View 8ites and Services. Recently two types
of housing projecis have been constructed which are affordable by
households under the median Income level. One of these was a
sites and rervices projeot bullt by the City of BSalisbury at Qlen
View. This consists of 7,300 serviced sites with wet gores.
These have been s0ld to homebuyers at a cost of US$931 (Z$381) in
1979. DBuyers were permitted to build temporary housing provided
they completed the first permanent room during the flrst three
years.
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Guite a high percentage of the homeowners are now extending
thelr “omes largely through the employment cf small contractors
and the use of savings and Informal financling. The city Is now
providing US$320 (Z$200) worth of bullding materials as loans to
facilitate home extensions. This amount is far short of the
amount actually required to builld a complete house. A system |s
beling developed whereby Inspectors certify each stage of
econstruction to authorize loan drawdowns. It {s hoped to extend
this system with larger loans In the future.

Although little avcurate data exiits, alty officials feel
that the project tends not to benefit the lowest Income groups
because it has not provided imnediate shelter. Those who hava
had to continue paylng rent elsewhere have not had the resources
for home extension. The quality of many of the home extenslons
Indlcates that manv of the homeowners are not from the lowest
income groups. However, the large number of home extenslions
(albeft not by the clty's neediest families) Indicates that this
is a feasible way of Increasing the housing stock at low cost to
fovornmant. mobi{lizing saving and Informal finaneing and creating

nformal construction employment. An improved system for home
extension loans and technical support appears to be needed to
reach lower income groups with this type of project.

The City of Sallsbury has plans to develop 42,000 units
during the next four years. It has a projected budget of USS$T1.T
?l::lon (Z844.8 million) for the FY 80/81 to FY83/84 period as

olloas:

1080-01 Z8 0.0 million
1081-01% 10.0 million
1003-04 13.0 million
1904-03 J4.0 million
Total Z844.8 million

. Until
recently most o ¢ low cost housing bu
Government Areas was rented to benefliclaries. Recently, the
goverrmment has changed this pollioy and has begun to sell the
existing rental housing stock as well as most newly constructed
housing. The eitting tenants were given the first option to
purohase the housing. Bitting tenants were also given a diseount
on the purchase price of 3 percent for each yeal they had
ooqupled the house up to 30 percent. The houses are then belng
s0ld at the rate of Tntoroat for whioh the house was originally
:?t:lnod or the aourrent building society rate, whichever s

gher.
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Ministry of Local Government and Housing. The GOZ
has recently adopted a very ambltlous Flve-Year Low Cost Housing
Construaotion Plan (ineciuding loans for home extenalons and home
electriflication) which contemplates tha construation of 187,000
dwelling unlits costing almost US$1,180.8 millfon (Z$738 million)
during the five-year perfod of 1980-85 (see Annex 3). Tho plan
calls for the construction of 27,000 unlits during 1980-81. This
construction goal compares favorably to the mid-range housing
need projection of 24,800 units estimated for the 1980's (see
SBectlon 11.B.6). Tk proyosed 1980-31 program was estimated to
cost US$116.6 milllon (Z$72.9 milllon). However, it Is already
apparent that the necessary flnancing for the Year | program |s
not available. HDSB presenvly envisages a program of US$67.2
milllon (Z$42 mllllong. It Is hoped the difference of roughly
US$49.6 milllon (Z$31 million) will be made up In the Year 2
(1981-82) program. !f, however, the US$S44.8 million (Z}31
million) is not avaflable, the oversll plan will have ty be cut
proportionately. Nevertheless, whatever the outcome to thls
question s, roughly 11,000 to 12,000 fewer units wil! be
produced than planned during 1980-P1. While the revised 1980-8]
gonstruction quota of approximately 15,000 units s an
improvement on recent production totals (11,800 units in 1978),
it falls tar short of housing requirements based on need.

The proposed sources of the US$6T.2 milllon (Z$42 milllon)
finanoing ere as follows:

Net repaynient to LGABFP 28 1.3 milllon
Treasury alloeation 17.3 million
Loans from bullding socleties

and insurance companlies 12.1 million

(less amount »( contracts in
8ro¢ro|l. extenslions and
leneagles) (8.4) million
Looa! authorities own resources

Net Total 2842.1 milljon

The total amount of UBS67.4 million (Z842.1 million)
oeufuruu favorably to the budget for FY 19079-80 of US$49.8
million (Z831 million). There Is, therefore, a proposed Increase
of about UBSI7T.6 million (2811 milllon). Last veer': budget for
new housing was financed entirely with private lenders and the
local authorities' own resouroces with no contribution from

Treasury.

The new FPlvo-Year Conatruation Plan fully embodlies the
pollaies of afforcable standerds and cost recovery. The I'lan has
recelved cabinet approval. Beveral Important concerns are
sxprossed in the plan donunent which reflect the government's
desire to maintain appropriate coats and standards. It |s stated
that
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» Housing umst be of & ccnt whieh as many low {ncome
peoplo as poutible can ufford to ocoupy.

0 Lees hoves mrct be ecapabla of being sold to the
accupant, (f only on a baszls of lease with option to
purchase tesulting in frgehold tenure.

Several recent )rw cost hovsing projects have been designed
in response to the policles sat forth In the Plve-Year Plan.
3perific housing types srs 4l ordable to households Selow the
median in:ume level.

Chitunjwiva Ultia Low Cost Housing. Chlitungwiza is
¢ large olacw suburb about 21 km from the center of Sallsbury.
Tho varly stuges of Chitungwiza were developed by the Salisbury
City Counci. Ir. the mid-1970's. In 1978, the area became a
separate local authority. Since that time, housing there has
been davelcped by the HDSE. [t is administered by a locally
elected counoil.

S8ince the HDSB has been responsible for developing

itungwiza, 1. has bullt about 13,%00 units. of whieh 14 percent
are "scandard” 2-3 bedroom houses; %€ percent are "stancard” core
houser; and 39 parcent are ultra low cost core houses. These
lattet are ’i+ same houiing types proposed for the new
development unde: Low Cort Hous'ng Plan (see the following
section). Tha ul‘ra low cost core housing presently costs ahout
UB¥2,502 (Z$1.820) and 14 generally affordeble to huuseholds with
income s beneath the 80th percentile. It Includes two small rooms
and ~ani{tary fecilities.

Plgure 2 shows graphie.i)y the affordability of the three
dwolling types presently censtryctad by HDSB In relation to the
existirg wuge distributiecn exasiing Ir Sallabury. (See Annex 4
for a tabulzar prasentstio. of the matarial presented in Figure
B.) ‘The services providea 1.-'vde on- and off-site water and
sanersge syrstems. Thoae aoete vwill by fully recuperated by a
tem-tier system of rosthly supp’ementary and amortiged charges
(se0e Beation l11.A.9).

. The costs of the total propuwed program are shown In Table
18,

ir adé!tlon to new low cost liovsing construetion, the
proposed prograru Inelues loans for tha extensfon of Jxlltlng
oore houslng ouch as in (len View. Loans of US$2,400 (Z91,800)
are proposed for the cwiurs of starsard core hours+ for the
edditio” of threme rooms, snd loans of US$1,920 (291,100) are
praposed for the owners of nitra ,o= aost houses for the addition
of two rinms.

?lnll’! the srogream als: Ireludes an Addll“ﬂl’ Uﬂtll
mititon (3634 mitihon] for the peovislun of eleet. lalty to
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FIDCINT OF BLACK DEBAR IWPLOYILS (%)

' FIG. 2
SALISSURYS BLACK EMPLOYEES CUMULATIVE WAGE DISTRIBUTION
RELATED TO TRE AFFORDABILITY OF NDSB HOUSING UNITS
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Year
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TOTALS

TABLE 15

Costs of Proposed GOZ Housin Program
!tl;ouuﬁ?s of Zimbabwe aohars!

COST HOME  ELECTRI-  TOTAL TOTAL
# GF UNITS OF NEW EXTENSION FICATIONS PROGRAM  PROGRAM
BUILT  HOUSING®* _ LOANS  LOANS COST_(Z$) COST (US$)
27,400 66,923 6,000 72,923 116,677
30,400 85,386 30,126 6,000 121,512 194,419
33.400 107,884 33.425 6,000 147,308 235,693
36,400 135,193 36,723 6,000 177,916 284,666
39,400 168,284 40,022 6,000 214,306 342,890
167,000 563,670 140,296 30,000 733,965 1,174,344

® Unit costs are increased at 15 percent per year.

SOURCE :

H.CH‘Flve

-Year Plan -- Low Cost Housing Construction Programme 1980/85.
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existing houses. This s considered important to reduce the
Importation of kerosene and deforestation.

2. Private Sector

a. Building socleties. The present role of the
bullding sociely movement In the fleld of low !ncome housing In
Zimbabwe Is limited. Bullding socleties are rarely prepared to
finance the purchase or construction of housing which costs less
than US$8,000 (Z$5,000) to US$9,300 (Z$8,000).

With respect to higher cost dwelling units In the Local
Government Areas, loans have been granted under elther publie
service or non-public service guarantee schemes up to a maximum
of 100 or 90 percent, respectively. In the past, government has
glven a full guarantee to the socleties for the loans, but this
procedure has now changed and the matter remalns under
negotiation between the bullding socleties and government., In
the Local Government Arzas contiguous to the 11 main centers, the
bullding socleties are currently taking e risk of half the loan
guaranteed; that is, 30 percent of a 100 percent loan or 43
percent of a 90 percent loan. The portion of the loan guaranteed
by government (s the flirst at risk. With respect to the Loocal
Government Areas outside the 11 main centers, the socleties will
not presently grant a loan without a full guarantee from
government.

With the increasing number of prospeative homeowners in the
Local Government Areas, the bullding socleties realized that
their normal bullding specifications were not affordable by s
large percentage of these potentlal buyers. A new specifiocation,
known as the Grade B spesification, was produced for the LGA's
(see Annex 8). This specification allows a lower standard of
interior finishings, but with respeet to struotural standards
differs little from the higher specification.

The lower specification allows a greater number of houses in
Local Government Areas to be considered for bullding soclety
loans. As mentioned In the first paragraph of this seatlon,
houses constructed to date by the bullding socleties to these new
"minimum® standards have costed at least US$8,000 (7$5,000) to
U880,000 (296,000). As such, none of the housing types presently
oonstruated by the 8alisbury Clity Councl! nor IIDSB fal! within
the present minimal standards for a bullding soclety loan.

b. Prlvate developers. Private sector development
oompanies have, over the past severa! yaars, been involvaed In the
development of housing achemes In the cost renge of US$e, 400
(Z8$4,000) to USSE,000 (Z8$5,000) or more. While thess schemes
qonstitute a housing solution affordable by only the wealthlest
blaok families, It does Illustrate the polonlluY for private

sesotor involvementl In the low Income sphers. In ai' cases, the
housing produced met with the minimun Grade D bullding noololy
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specifications. The maximum stand area was 338 square meters,
while the houses themselves ranged upwards from 80 square meters.

Selection of applicants was based on eligibility for a
bullding soclety loan. Minimum |ncome requirements varied with
the particular development, the lowest being 23230 per month, (As
of June 1080, it is estimated that only 3.9 percent of
Sallsbury's black employees earned .t least this income.) In
addition, all applicants were normally required to place a 10
prreent deposit and secure a government guarantee.
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CHAPTER 1V
INSTITUTIONAL SHELTER DELIVERY SYSTEM

A. LAND

———

Municipalities are the only local authorities which can own
and acquire land, although they may only do so with Minlistry
approval. In the case of other local authorittes, t:.o Ministry
of Local Government and Housing acquires land and holds |t on
behall of the local authority. In these cases, the local
authoritlies still act as agents of the Ministry In acquiring
land,

State land 1s still available contiguous to urban centers {n
areas sultable for low cost housing. In these cases, It can be
made avallable to the local authoritles free of charge. In other
cases, land must be purchased from private owners. Legislaticn
exlats which enables government to exproprliate land at a falir
market price, but prices are usually agreed upon without
resorting to thls process. Vacant land s In good supply In
Zimbabwe, and its cost tends to be a relatively low percentage of
the total cost of housing relative to other developlng countries.

The local authoritles are responsible for overall site
surveys, Individual plot surveys and the ultimate transfer of
plots to homeowners. Land s generally costed Into projects
e¢ither at a nominal cost In cases where land Is acquired free of
charge or at the cost at which it Ia purchased from private land
owners. In some more recent cases the cost of land and surveys
{8 now pald for after the amortization of the house costs. This
reduces the Initial costs and constitutes a partial subsidy whiah
i pald for from proceeds to the local authority's estates
acoount from other land sales. In some cases, plots are on'y
informally pegged out at the time of construction to recu~g
survey costs. Homeowners can pay for surveys and title transfer
after their loans are amortised.

Most new housing is now being sold on lease purchase
terms. At the end of the amortization period, land is deeded
over to the homebuyer on a freehold basis.

Land which s set aside for conmercial and. {ndustrial
purposas (s sold at Its current market value. Achloving a
surplus on land sales |s considered to be a lesser objective than
meeting a conmunity's needs for varlous types of facllitles.

Land is generally provided to the appropriate ministry free of
ohlrgo for schools and community faollitles, but It ls Included
In the land price charged to homeowners.
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B. PUBLIC UTILITIES AND INFRASTRUCTURE

The provision of all public services in the urban areas of
Zimbabwe ls generally well developed. The responsibility for the
provision and maintenance of facilities and equipment dealing
with water supply, human waste disposal, refuse collection, ete.
rests with the local council authorities. The Ministry of Local
Government and Housing, In its capacity as oversight agency for
the local counclils, supervises the budgetary as well as the
technical aspects in the supply of these services. The
underlying principle In the provision of public services Is that
they must be self-supporting. The present ssction briefly
describes the provision of the various public services, the cost
recovery mechanisms for each service and the institutional
relationships required In the provision of these services for low
fncome housing schemes.

1. Water Supply

The development of the country's major water supply
resources s the responaibility of the Ministry of Natural
Resources and Water Development. The Ministry distributes the
raw water supply to the local counclils, who In the case of larger
authorities purify It and sell It to the Individual consumers.
The loocal authorities maintain their own water supply divisions
whloch, depending on the size of these entities, would also
fnelude a tochnfcal staff{. The local councils undertaka, elther
direotly or through contractors, the installation of the water
reticulation system.

In the case of the production of low incoms housing schemes,
the local counecils, or In extraordinary Instances the Housing
Services Development Branch (HSDB) of the Minlstry of Local
Government and Housing, undertake the entire site development
through the use of local contractors. After completion of the
scheme and inspection of the dwelling units, the contractor would
turn the related services over to the local authority for future
administration.

All costs assoclated with the provision of water are
recovered. The local counoll would repay the cost of the
B:ovlllon of the bulk water supply to the Ministry of Water

velopment. This water cost, and the cost of off-site water
retloulation, would be recovered by the local councl]l from the
eonsumer through the monthly service or supplementary charge. In
Balisbury, the user pays U3$1.31 (Z$1.37) for the flirst 13 cuble
meters oconsumed and US$0.19 (Z$0.12) per cublc meter
thereafter. The on-site water retliculation cost Is recovered on
an amortisation basis at 8 percent for 15 years.
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1. Human Waste Disposal

Most aspeats concerned with the disposal of human waste are
the responsibility of the local councils. Local codes requlire
that human waste be collected by water-borne systems and treated
at sewerage plants. Efflvent quality and any loecal exemptions
concerning sewerage treatment are regulated by the Minlstry of
Water Development. In Zimbabwe, sewerage treatment plants are
usually of the activated sludge varlety in the larger centers or
some form of facultative pond system in the smaller centers.

Depending on the size and quallty of local staff, sewerage
treatment and raticulation design Is elther handled in-house or
by econsultants. Site development |s generally undertaken by
local contractors. Capital and recurrent costs are recovered ‘n
a simllar fashion to the provision of water. Off-site
reticulation and major treatment works are recovered through the
monthly service charge, while on-site reticulation costs are
amortizsed similarly to water.

3. Storm Drainage and Roads

The construction and maintenance of storm drainage and roads
contained within the municipal boundaries are the responsibllity
of the local couneils. The National Road Authority cf the
Ministry of Roads and Road Traffls, Posts and Telecommunications
has the responsibility for all major roads, outside the mun!elipal
areas, linking urban areas, alrp?rtl and major feeder roads
serving the agrlcoultural sector. With respect to local counell
roads, the uwser service charge recuperates road construction
6osts not attributable to a partieular housing development. On-
site road and storm dralnuge costs are amortized as part of the
dwelling unit at 8 percent for 25 years.

4. Refuse Co at

A good system of refuse collection exists for all urban
residents. As (s the case with the previously desaribed publie
services, refuse colleotion Is the responsidility of the loeal
authorities. All costs, both capltal and recurrent, are
regovered as part of the monthly service or supplementary
eharge. None of the capital costs associated with refuse
eollection -- trucks end/or permanent receptables -- are
reeovered through amortisation.

SRR

1 Loea! roads in rural areas are the responeidility of the rural
eounells,
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L B!octrlglt!

The Central African Power Company (CAPOO), a parastatal of
the Ministry of Transort and Power, s responsible for most of
the production of elactrielty Ian Zimbabwe. Zimbabwe's major
source of electrical power presently comes from the Kariba
hydroelectric generating plant iocated along the Zimbabwe-Zambia
border. It Is antlclipated, however, that construction is to be
completed by 1983 o1 the thermal power station at Wankfe. This
is an Electrical Supply Commisstion (ESC) project. This power
station will supply sufficlient power capacity for the nation
untll the year 2000. While CAPOO operates the country's major
olectrical grid system, the ESC |Is usually responsible for the
national distribution of electricity. Sallsbury and the other
major municipalities are an exception to this rule In that they
purchase electricity directly from CAPO. CAPOD's Eeneration
costs are recuparated from the ESC or the major municlpalities
through a uniform tarliff structure. The supply entities have the
respensiblility for the electrlical reticulation and recover thelr
costs through user tariffs. The Internal dwelllng unit
reticulation is amortized along with the housing unit cost. The
cost of public streetlighting Is borne by the local councils and
recovered as part of the monthly servics charge.

6. Pudblie Transportation

The public transportation network in Zimbebwe's urban areas
is handled on strictly a franchise basis. The private sector
ventures have ndoguatoly agcommodated the Increased demand from
the rapidly expanding Local Government Aress. The Ministry of
Roads, responsible for all aspects of bulk transport, ljicenses
and rofulntol the franchised bus companies In rural areas.
Counclls hold direct franchise agreements with operators In
larger urban areas. Tha Minlstry requires that all bus lines
provide comprehensive levels of service and approved rate
structures. The Balisbury United Omnibus Company serves the
lllllbur‘ area, while the Zimbabwe Express Motorway Authority
serves the rapldly developing local coiuncil of Chitungwisa.

C. OVERVIEW OF THE ZIMIABWE CONSTRUCTION SPCTOR

l. Introduction

The construction Industry In Zimbabwe s divided (nto the
two major components of bulld{n( and elvil englineering. The
former s conocerned with all types of new bdullding construetlion
8Rd the repalr and maintenance of residential, commercial and
{ndustrial structures. The clvil englneering seator Involves
faetivities that range fram the nonstruection of highways and
drainage faclilirtles, all major sanitary facilities, dame and
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other major olvil works to speclalized engineering tasks such as
drilling and mining. Many government, parastatal, private and
informal entitles play an Important role in this process. Tablae
18 presents private and public sector Inveutment in conatruotion
during the perlod 1964-1980. It can be seen thal construation
investment reached a peak in 1973 of US$383.0 milllon (2$239.4
millton), after which it feli in absolute terms.

The following seftlons present a goneral overview of the
construction sector, and wheru data are avallable, f..cus on
resldential and In particular or low Income residant:al
construction.

a. Government regulation of construction Industry.
Most GOZ ministries aré—THV§Tved In some phuse of constructlon.

A large proportion of the actual works, howevar, are undertaken
by private contractors who carry out the construction in
compllance with the min!sirles' ows particular specifications and
standards. For example, the Min{stry of Water Development wil]
oversee the construction of major water facil{tles; the Minlatry
of Roads s responsible for all nationil roads and alrport
construaotion; while the Yinistry of Works {3 responsible for the
construction of government buildings such es rchools, hospitals,
military Installations and housing far goverrment employvesn.

With respect to higher density, low 1i=nome housing schemen, the
local councils and In speulal cases (e Housing Services
Development Branch, are resporsitie for thel: provision. FEach of
the above-mentioned ministrias has (ts owr classification and
prequalifying procedures for private contrector particlipation.

The Ministry of Commerce and Industry regulates the import
golloy for bullding materisle, In ad¢ition to the domest!e
nlldlnf materials Industrv. Importation of bul!ding rmlerlals
{9 handled through a generul i1port license wiin an alloeatlion
for forelgn exchange belng grantad (or a !imited tlme period.

The Ministry of Labor detarmines the minimum dally wage to
be paid the trades which corp*lse the construction Induetry., It
also establishes policy eancarning sdequate site rorking
eonditions. The Treasury and the Reserve Bank of Zimbabwe
regulate local banking practines, the setting of i{nterest rates
6nd the negotliation of forelgan lonns.

b. !ng}gon%o of ¢rstruction seator on Zimbabwe'
w_’ A recenl artiole v ¥alTsbury™s dally nswapaper, h’.
’
]

claims that Zimbabwe's bvilding {ndustry I» showing
gns of a delinite recovery In agtivity from one of the worst

3 Business Herald Reporter (August 10. 1980), “‘Bullding Indvatry
on Way up Again,” The hereld, Sallsdury, Zimbadwe.



TABLE 16

Comstruction Work Doxe by thes Pudlic ace Private Sectors
<imbabwe, TIEZ-T3B0

_s‘i.

BUILDING L CIVIL ENG'NEEa'SG

Percent of Perccut ol Total
YEAR Z8 Million Yeariy Total Z% M:llicen Y2zrly Totel 72 Miilion
1964 2.8 35.7 37.4 64.2 36.2
1968 36.2 43.5 £9.4¢ 5C.% 87.8
1970 55.6 52.0 85.2 48.9 I14.Z
1971 67.5 49.1 69.9 6.9 137.4
1972 78.5 £=.8 79.% 50.2 157.6
1873 89.0 £7.9 96.8 52.1 165.8
1974 102.6 6.3 119.1 53.7 22x.7
197% 105.0 «k.] 133.4 55.7 239.4
1976 39.7 43.1 118.3 56.9 208.0
1977 83.7 39.9 126.1 60.1 209.8
i978 67.2 35.5 121.9 64.5 189.1
1979 88.9 40.9 128.3 59.1 217.1
1980 22. 41.7 31.7 58.3 53.9

* Culy taclwdes lfirst quarter of 1980,

SOURCE: (SO Supplement to the Monthly Digest of Statistics, July 1980.
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recessions in its history. This is a positive sign sinoe the
eonstruetion sector's econtribution to the Zimbabwe esonomy has
generally deelined sinee the esarly 1970's., Contribution to QDP
reached a peak of 8.8 percent In 1973, but slumped to 3.1 percent
by 1978. Residential constructicn as a percentage of gross {ized
eapltal formation was 16.0 percent In 1970 compared with 10.0
percent (n 1978. Residential construetion as a portion of total
construetion has also slfipped from a high of 28.0 percent In 1969
to a low of 16.8 percent In 1978.

Conatruation employment figures mirror the deciline In
Importance of this Industrial sector during the 1970's.
Baginning In 1964 with 3.7 percent of total Industrial
employment, the construction seator proportion increased
gradually to 8.2 percent In 1974. Every year thereafter,
however, the percentage has decreased, falling to 4.1 percent In
1979. More disturbing still Is the fact that total construction
sector employment fel! In absolute terms by more than 83,000
employees during the 1975-79 period.

1. Residential Construciion Methods and
rocedures

Presently In Zimbabwe, the local councl! {s the prime
regulator of residential construction (both formal! and
ln,ormnl). Each council usually has a set of by-laws whilek
lgtnlly requirerients with respect to the design and construetion
of buildings ard the related publiic services, flre protestion and
publie safety precautions.

The local counell bullding by-laws dictate a high standard
of residentlial construction In Zimbabwe. These high bullding
standards reflect the past Influence of established British
bullding eodes end practices and the present requlremants of
loeal building societies, rather than a need to design for severe
loading cond!itlons brought on by earthquakes and/or high winds,
With the sxception of the present tende: procedures of HDSB far
its low Income housing schemes, there has been litt'y effort to
modify exlsting bullding regulations by the Introduction of
performance standurds for residential construotion. It Ig
gonerally sgreed locally that performance standards would permit
@08t savnga withou' sacrificing structural stability,

Glven the striagent bullding by-law specifiontions, formal
residential construation relles almost entirely on elther tired
e¢lay dbrlek or conorete block wall construetion. Plastering la
Pequired on all interlor wall faces. The roof system |s usually
eonstructed of framed timbar trusses and covered with esonerete
tiles. The ground floor slab s of aonerele and dovered with
permanent (loor eovorln,n such a1 vtngl wood parquet, sarpetin
or quarry tile In all llving areas. n{hruomu contain a bullt=-]n
bathtudb, a waeh hand bas'n and toflet.
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"Informal® residential conastruction, In that It Is not
undertaken by government, a private deveioper or an Industrial
employer, ls still very much controllied by the lodal counc!l
bullding departments. All plans for nsw construction or
additions must be approved by the local councll before
construetion begins, and a serles of local inspections must be
complied with before a final certifioate of oeccupancy |s
Trlntqd. These local bullding requirements tend to restriat

nformal construction to mainly the same building materials,
methods and designs 13 found in the forma! sector. An individual
wishing to conatruct a new dwelling unlt or expand an already
existing one would elther purchase & set of approved plans from
the loocel authoritles or hire an architect or experfenced
technician to draw up a aet of plans. Once the plans were
approved, the indlvidual would hire a smel! contractor on elther
a labor only or a lsbor and materiesls basis. Given the local
authority's strict buliding regulations and the Indlviduals
Inability to take advantage of the bulk buylng of materials, the
Gwelling unit produced Informally ls often more costly than the
mass produded unit,

Only within the last two to three years, with the eppearance
of “"approved” squatter settlements, have traditlional materials
such as unflired olay bricks and thateh roofs been permitted for
Informal construotion, Government Is still undecided (f units
gonstruated of traditional materials will be allowed to remain
onoe thesc settlements are upgraded.

The private contracting sector Is beginning to experiment
with prefabricated bullding systems, especlally with respect o
QO0Z's low lnaome housing program. Govurnment |g more than
willing to entertain the use of prefabriocsted systems a3 long as
they meet Its stringent minimum cost requirements. Government
opines that the cost oriterion will be met only by minimiging the
eost of transporting the prefabricated syetem (i.e. on-site
fabrication Is preferred), by employing Inwxpensive local
materials and by ?roduolng lightweight components whioh do not
require heavy equipment for Installation.

Skilled manpower shortages are affecting the ability of the
eonstruotion industry to produce up to Its ospaaity. Many
bulldlnf flrmsa are having to Import the neceasary svi{lls to carry
out their operations. EKleotriolans, plumbers, fitters and
bullding foremen are among those In short supply, although the
shortage of skills has affected all aspects of the Industry,

The tralning of skilled oraftemen Is seen as the moet
important aspeot of the country's bullding Industry. A new
*meccaro-type® congept of construction, recently Introduoed
would compensate (o a certain extant for the present lack o;
pkilled artisans.

The medeano-type ooncept Involves the employment of a
specialist In form work, whose work would compensate for between
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10 and 20 journeymen. Bullding components are broken down into
a8 many pleces as possible. They can, In turn, be assembled
without having to rely on Individucl specialists. This concept
compensates for certain structural skills, but does not help
shortages in the mechanical and electrical fields.

3. Bullding Cost Components

In the Zimbabwe construction fndustry, the breakdown of
costs among materials, labor and plant (lncluding overhead and
profit) varies conalderably for the bullding end civil
englineering sectors, Historically, the ecivil englineering sactor
breaks dewn Into approximately 40 percent materials, 30 percent
labor and about 30 percent plant ineluding 6-10 rercent profit
and 4 percent overhead. On the other hand, the breakdown for the
bullding sector 1s about 30 percent materials, 40 percent labor

and about 10 percent profit.

The HDSB "standard” core house In the Chitungwiza low Income
housing scheme will be used as an example of the percentage cost
of bullding components In this typa of development. The
foundation concrete, the floor slab, the Internal partitions, and
the blookwork for the foundation and superstructure account for
the largest percentage of total unit cost. These four components
represent about 40 percent of total building costs. Roof
sheeting and timbers add approximately 13 percent to bullding
eosts, while the electrical and sanitary Installations add
another 13 percent. The finishings (paint, cemwash and 1ime
wash, externa! doors and lronmongery, glasing, etc.) contribute a
final 12 peraent. ,

4. Bulldl t

The great mejority of the formal building materials used
loeslly in residential construation -- oement, reinforcing bars,
eonerete and clay dlocks, asbestos cement roofing, sanitary
piping, metal windows and doors, floor coverings -- are produced
don.c!‘ollly. The small percentage of bullding materials whieh
1o Imported takes the form of semi-processed sheet metal or glass
which later {s manufactured Into electrical or sanftary wares.
The foreign exchange components of resident!al buflding materials
varies from 2 to 5 percent. .

The C30 prepares a quarterly price fndex for the butlding
materials Industry. Table 17 {llustrates that after a perfod of
graduai fincreases from 1064 to 1973, prices rose sharply in 1074
and have continued to increase by double digit rates to mid-
1000. Por the first slx monthe of 1980, prices have nlrondz
inoreased by 13.2 percent aver the adjusted average for 1979,
While prices of bullding materials have already Inoreased
slgnificantly in 1980, it s still unclear what rIKplo effects
the recent amendment to the minimum wage law will have on the
bullding matertals price tndex.
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TABLE 17

Average Annual Buildin Mategﬂuln

(Avernge 1964 « 100)

TOTAL MATERIALS PERCENTAGE
YEAR INDEX INCREASE
1964 100.0
1965 102.6 2.6
1966 106.3 3.6
1967 109.3 2.8
1968 112.6 3.0
1969 116.7 3.6
1970 121.8 4.2
1971 125.6 3.1
1972 129.8 4.2
1973 138.8 6.9
1974 161.5 16.4
1975 184.6 14.3
1976 204.9 11.0
1977 2)8.5 16.4
1978 263.9 | 10.6
1979 307.0 16.3
1960 (June) 347.5 13.2

SOURCE : u 0?%nt to the Monthly D!a.%t of
atintice, 9.y JUly ’
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§. Bmployment in the Construction Sector

The CB0 collects on a quarterly basis employment data by
Industrial sector. This data for the construction sector during
the perlod 1964 to 1979 prasents a similar ploture to the
sector's contribution to the Zimbabwe economy over the same
perlod. The number of employess working In the construction
seator Iincresved from 26,900 Iin 1964 to 64,300 in 1974. By 1979,
however, this e "loyment flgure had fallen to 40,6800. In
percentage termi, constructlon employment increased by an average
annual percentege of 9.9 percent until 1974. Since that year,
construction employment has fullen by an average annual rate of
8.8 percent., It [s poasible that this decline i{n construction
employment has bottomed out; the decrezse ln constructlon
employment for 1979 was only 0.7 percent.

The Minlstry of Labor and Soclal Services recently moéif}ed
an existing 19768 Buflding Industry Pmployment Regulations Aet
dealing with minimun wages. The previous minimum wage law
dlvided the country into four sectors where different minimmt
wages were applled to the varlious occupational gradeez. The rnew
amendment Increases the minimum wage in each grade at the same
time It establishes a uniform countrywide wage scale for each
'rldo. The new minimum wage amendment does not apply to

ndependent contractors or contract workers. The evolution of
the minimum wage rates by occupational grade Is given In Table

18.

6. Organization of the Construqtion Sector

The Zimbehwe construction industey Is characterised by o
large number of contractors ranging In sise from very large to
very smull. The largest firms are often local subsidiaries of
foreign-owned firms. These large contractors would have both
elvil on’lnccrlnl and bullding divisions and would maintaln large
plants ol heavy equipment. They usually would not have thelr own
architsctural and engineering design sections, but wouid have
engineers and quantity surveyors for contract iInterpretation. At
the other end of the speatrum ere the small bullders generall
working on small additions or a few housing units at one time,
These amall firms are frequently run by master crafltamen who have
aequired experlence working for larger firms and have now gone
intc businens for themselves. They are usually experienced '
labor ocontraats, and might have access to a small llne of creult
In order to be also able to supply materials. They get .rally are
inexperienced al bookkeeping and tendoering and do nat have the
finanelal resources to maintain very extensive plants.

Each OOZ ministry whiah Is Involved with some aspect of
eonstruation would have {ts own prequalification and
olessi{ioation ariteria for private contractors wishing to do
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TABLE 18

Mintmum Wage Rates by Occupational Grade

GRADE
Up to
7-30-80
¥4 3]
1. Laborer 60.8
2. Supervisors of Grade |
employees; cperator of a
sending machine or fork-
lift; sheet-metal
machine operator. 64.5%
J. Concrete block laying;
drywalling: truck
driver; staff clerks. 75.5
&, Plastering: masonry and
stonework; carpentry;
painting; mosatc and
valltiling. 86.6
5. Haudyman 93.9
6. Glazter 110.5

MINIMUM MONTHLY WAGE

Jp to
12-30-80

70.0

73.7

84.7

95.8
103.2
119.7

PADCO Elaboration of QOZ Informsiton.

After

12-30-80

85.0

88.7

99.7

110.8
118.2
134.7



-85-

business with It In the areas of colvlil englneering, bullding and
low income housing. While the prequalification oriteria vary
with the ministry, they generally contaln most of the following
{tems:

) Description of workshop and plant.

. Desaription of past contracts for which the firm has
been fully responsible during the past five years.
[} Bankers reference of flInancial resources.
(] References from a reglstered architect or enginecr.
° Reglistratlon with the Natlonal Industrial Counell
(N C).
° Maximum value of work which firm Is prepared to

undertake (justified on the basis of evidence submitted
to previoua items).

The appropriate ministry will then examine each appllication
on Ite own merit and decide if the firm Is eligible for work and
to which category -- setting the largest Individual contract
which can be undertaken -- the contractor will be placed.
Illustrating this application process, the following table (Table
19) presents the prequalification categories used by the HSDB of
the and the number of firms found In each category.

D. THE HOUSING PINANCE BYSTEM

1. v -8po w

Vlrtulll{ all low cost housing in the urban areas of
Zimbabwe 1s flnanced through local authorlty acoounts. Thig
finanoing comes from a varlety of publie and private souraces.

The main source of finanaing for low Income hous!ing 1s the
Local Government Areas Bulldirg Pund (LOABF). This fund 1s
administered by the Ministry of Local Government and Houalng. It
fe0elves loans appropriated In the budget by Par!iament and
borrowings from private Institutions such as bullding socleties
and Insurance companies. The Minlatry authorizes advances from
the fund to local authorities to finance houning and related
sorvices. The Yund charges an Interast of 8 percent to the looal
Quthorities and !t pays Interest on fts bhorrowings.

The fund presently psys 8 percent to lnsurance eopanles and
T-1/4 percant to the building societlas which is the current
bullding soolety rate for loans on houses casting less thar
USS$19,200 (Z$12,000). Dorrowings by the fund froem private seator
Institutions must he approved by the Treasury. The fund i» non-



TABLE 19

Contractors lgéistered with HSDR Ministry of
Local Govermment an ousing

CIVIL ENMCINEERING BUILDING
MAX I MUM MAX I MM
CONTRACT CONTRACT
CONTRACTOR CAPACITY NUMBER OF CONTRACTOR CAPACITY NUMBER OF
CATEGORY (7% thousand} QONTRACTORS CATEGORY (Z$ thousand) "CONTRACTORS
CE/V Unlimited 5 A Unltimited 8
CE/A 23500 25 B 2%1,000 20
CE/B 2%$200 16 C Z% 500 19 .
o
CE/C 2%100 29 D Z$ 200 24 ?‘
CE/D Z% S0 19 E 28 100 71
| 4 23 50 73
G 2$ 20 5

HSDB, Mifistry of Local Government and Housing.

:
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profit making. The costs of its administration are covered by
the Ministry budget. Although It aims to break even, in recent
years It has registered a slight deficlt becauselt must draw down
all Its authorized borrowings from Treasury each vear in order
nut to lose them. Although the fund Is paying 8 percent on this
money, It can only be Invested in short-term, low interest
securities until It Is required by the local authoritles.

All borrowing and lending for housing Is subject to
adjustable interest rate clauses. If the cost of money to the
LGABF {3 ralsed or lowered, this can be passed on to the local
authorlities and ultimately to the homebuyers.

Local authorfitles also contribute some of thelr own
resources for housing. The local author{ties have a monopoly on
the sale of African beer. Up to 50 percent of the prof{ts from
the beer enterprises may be allocated to local authorities'
housing accounts. Until recently a services levy was collected
from some employers by the local authorities and contributed to
their housing accounts. Although no longer ¢:llected, these and
other monies remain in local author ity housing accounts and are
constantly rolled over which adds to the annuel level of local
gontribution for new housing construction.

The clities of Salisbury and Bulawayo are the only local
authorities which are authoriszed to Issue their own stook and to
borrow from Insurance companies and bullding socleties on their
own. However, as with dorrowings by the LGAPF, both the volume
and the terms of Individual city borrowlngs must be approved by
Treasury. The city of Sallabury has been authorlzed to borrow
UB$10.6 million (Z$6.6 milllon) from bullding socleties ar |
insurance companies thils year and it may |ssue US$12.8 mi.llon
(Z$8 million) In stock. In addition, the clty of Saltsbury |s
borrowing U3$800,000 (Z$500,000) from the LAABF to finance home
extensions at Glen View. Generally, however, the city treasurer
prefers to borrow from the open market where :t can find somewhat
less expensive terms than avallable from LGABF.

3. Cost Allocation and Reqovery for Low Cost Hoyus Ing

The allocation and recovery of the costs of low |ncome
houllnT And related services varies somewhat among local
authorities. However, In all cases, the rineiple of full goat
Peaovery is applied. In general, the tolfowlng cbsts are charged
in the basio house prices:

° Cost of the house (including Interim (inanoce charges).
(] lmmediate on-site roade.,

o Surveys.
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[ Bleetric connection costs.
® Cost of land.

These costs are charged to the homeowners !n a lease
purchase agreement for ovontual fraeshold title. Thay are
amortixed over 23 vears at the prevalling rate of luterest whieh
ls ourrently 8 percent. In some cases, the monthly cost to
homeowners is reduced by charging for land and surveys oniy after
the other house costs have been amortized. In Salisbury, this |s
only done In the case of the sale of previous!y rented houses.

There I3 also usually a service charge made to homeowners to
cover the amortlization of the following capltal costs:

° Major roads to projects (in cases where the road cost
ls charged to loca! authorities).

(] Sewsr and water reoticulation,
() Gff-site water supply costs.
° Off-site sewerage treatment costs.

Presently, the service chera on the above costs (s ecaloulated
for a specific local jurisdiction and Is colleoted monthly from

the homeowner.

In addition to the above ohur,on. the local asuthorities make
& "supplementary charge™ which inoiudes the cost of services,
ineluding the cost of solid waste removal, streetlighting and
administration. Tariff charges for water and electriclty ars
usually made separately. However, In some ocsses, some of the
caplital costs of water installation are recovered through the
ourrent water user eglrgc. In these cases, the service charge lg
reduced accordingly.

Many of the types of charges made [n the supplementary
charge are made Instead to the property tax based on valuation
which {s collected In the low density areas. However, In the
Local Government Areas these are standard per plot charges whigh
are based on plot size or property value.

A recent ministerial decision has eliminated the collection
of downpayments for the sales of low Income housing. This leaves
homeowners with more savings for immediate home extension.

3
Service chargee and suppl atary oharges are often referred to
together whloh‘cnn be ocg?u:Tzl. y §e ‘ ‘
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3. Formal Seotor Housing Finange

Building soo!aties are largely middle and upper {noome
orlented. Thelr largest contribution to low Income housing {»
through the bulk loans which are made to the Local Government
Areas Bullding Pund and {n turn are loaned to local authorities
to finance low cost housing and related services. At the end of
1979, the bullding sccleties had a balance of US$25.6 million
(2316 million) outstanding in such loans to the LGABF and looal
authorities.

Bullding socletles recelve thelr funding through the sales
of shares of varlous kinds and by accepting deposits. Interest
on savings deposits is 3.5 percent par annum, but Interest on
fixed deposits and shares is higher, up to 8.2% percent.

The assets of the bullding soclelties at the end of 1978
amounted to USS748.8 million (28$467.9 milllion). Of these, 67.6
percent were Invested In mortgage loans. Most of the rest of the
assets were (n various types of investments, largely government
stocks and bills. The socletles have to maintain 20 percent of
thelr assets in liquid assets (15 percent until recently). These
are defined as government and municlipal stocks with a maturity of
not more than six years, treasury bills and ban acceptances.

Mortflgo loans are usually limited to 73 percent of the cost
or valuation of a property, whichever |s lower. The following |s
the schedule of current Interest rates:

) 7.38 percent for loans of under US$19,300 (Z$12,000),
0 7.73 percent for loans of over USS19, 200 (Zs12,000).
[ 2 8 percent for loans for non-owner cccupled housing.

There are two government programs sdministered by the
Ministry of Local Government and Rousing to guaranty bulld!nT
soelety loans., Pubdlic service guarantees are made for certaln
members of the publio service who borrow up to 100 percent of the
vaiue of & house. The guaranty remains in force unti) the debdit
I8 reduced to 70 percent of the valuation of a property,

Non-publie service ‘unrnntloo are made for properties
eosting lese than UBS20,000 (2813,000). 1If 10 percent deapositys
@reo made by purchasers, bullding socleties may make loans for the
remaining 90 percent of the property valuation. The Ministry of
Loos] Government and Mousing guarentees repayment on the first 10
percent.

Ti:te are several Instances of private developments huyllt in
Loeal Goverrmment Areas on land serviced by local authoritlies or

the HDBB. [In these casen, long-term financing ta provided b{ the
bullding sooleties. However, there ate fow csses of such private
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lending bo!nghprovldod for housing costing less than US$9,600
(2%6,000). Is 1s because the bullding soclelties must meet the

minimum bullding specifications.

There are two levels of bullding specifications, Grades A
and B. Qrade B was drafted especlally for construction in the
Local Govermment Areas. Although It 13 lower than construction
standards In low density areas. Grade B standard houses have cost
at least US$8,000 (2$3,000) tu UY$9,000 (Z$6,000). Thus, all of
the low cost housingy belng bullt as nart of the n.tlonl low cost
housing program thiough local authorities is below the min Imum
requirements of the bullding societies. The societies hesitate
to go below Urade B because of thelr commltment to malntain sound
assets and bzcause they fear the higher administrative costs of
servicing large numbers of small loans. This leaves an area in
the housing market for houses costing less than US$9,600
(2$8,000) which Is not being met by private financlal markets,
but which Is nevertheless relatively affluent compared to the
principal target groups of the government's low cost housing

program.

E.  RURAL HOUSING
1. Traditions] Hovsing

The following discussion on traditional rurai housing Is
drawn heavily from F.P. du Toit's excellent essay "The
Agcommodation of Permanent Farm Labourers."y The rural blaok

£:pulntlon of Zimbabwe s located mainly on the Tribal Trust

nds and on the white-owned commercial farms. About 18 peroant
of the ocountry's total black population {ives and works on white
farma. While there exist regional variations in traditional
rural settlement patterns, a broadly typloal pattern and
architectural form of rural housing Is found throughout the
eountry.

.. Eﬁo ggmgound. Rural blacks generally reside in
eompounds which comprise a conglomeration of huts, poultry houses
and small, irregular gardens. The compounds are usually looated
OR low wet ground and connected with intertwining pathways. The
need for seourlity and privaoy Is clearly illustrated by the
eonventional arrengement of the individual llving spaces.
Although & ocompound may streteh for a consideradle distance, each
Living space Is a ocompaotly grouped essembly of huts. Compounds

¢ 4u Tolt, F.P., "The Acoconmodation of Permanent Farm Labourers,
() » Teohnlaal Bulletin No. 17,
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are usually composed of various families living in eclose
proximity. Each family's living area normally includes three or
four huts, with each grouping having a central cleared and beaten
earth "courtyard." Three or four such groups of huts are
normally found close together. This arrangement would indicate a
neighborhood of related families or friends. A tree or large
rock, within or at the edge of each neighborhood, often serves as
a point of reference for the neighborhood's occupants.

Gardens, a gully or a stand of trees separate one
neighbcrhood from another. A farm or council road would clearly
divide one sector of the compcund from the other.

b. Family living space. Each family's living space
within a nelghborhood 13 Qienrly demarcated. This definition Is
ofton achieved thrcugh a grass fence surrounding the family's
group of huts. The fence is higher than eye-level, affording
shelter from wind and privacy to the family. A gate in the fence
emph&sizes the separation between public and private ground.
Within the fenced area, more subtly marked boundaries exist
between areas where visitors are allowed and those to which only
the family has access.

Variations occur in the layout of huts within the famlly's
living space. Some groups will zppear as a clircle of huts around
the courtyard, with the fence merely joining the outer walls of
huts to complete the enclosure. Other living spaces will have an
ontire fence around free-standing huts. Risk of spreading fire
{s much reduced In the latter design and this Is therefore
favored, If fencing materials and adequate space is avallable.
The use of the famiiy living space and the huts contalned within
it normally take the following forms: an oper space or
entranceway; a hut near the entrance which serves as the kltchen;
severa]l huts for domestic use (sleeping, laundry-drying, utora,o,
etc.); the garden; the poultry houss; a washroom on the edge o
the enclosure; and a site for defecation usually ouside of the
living area, but close to the compound, or on rare occasions, a
pit latrine found within the living area.

¢. Hut design and building materials. Traditional
rural housing {s generally constructed I'rom whatever building
materials the natural resources nf a particular area have to
olfer: bush-poles, mud, dung (iur flooring), thateching grass,
bark-twine and clay. -

The huts are traditionally round In p.an, under a conlacal
roof. The conical shape Is preferred because it is relatively
easy to construot a riglid structure, In that the structural
stresses can be constrained by a alrcumferal tenslon-ring In the
form of a bent lath securely bound around at the top of the wall.

Because of a general shortage of long, straight and durable
bush-poles in the most ho-vllxnpopulatod rural areas, huts are
seldom of a large diamster. internal dlameter of three meters
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or slighily more 12 a limiting factor to Internal space, although
the eaves may be extended on rafter sprockets which are supported
at their ends by an outer ring of upright poles.

The eaves of about 1.3 meters width afford a shaded and
sheltared verandah around the hut.

An important necessary element of the well-bullt hut Is the
raised plinth on which It stands. Although only some 100-200
milimeters above the surrounding ground and made of tamped earth
~- possibly sealed with a slurry of clay or cement -- {t deflects
flood water aound the building and aids In keeping the interlor
dry.

Ploors are generally of compacted clay-or just earth. On
occasion, a floor with a dung surface |s used. Dung provides a
¢lean and comfortable surface.

Walls of pole-and-daga are made westher-tighkt by plaitering
the inside with a clay mortar. External plastering may cover the
entire wall or just the part exposed to the elementz. The best
constructed huts are not only completely plastered, inside and
out, but decorated with paint or various colors of clay-slurry In
a varlety aof acenie, floral or geometric patterns. The element
of the window |s absent from hut architecture.

Wide eaves, as previously described, protect the exposed,
external clay surface from weather erosion. The eaves protect
the wall from saturation. Although not much thicker than 100-180
milimeters, the wall has remarkable insulating properties. The
thatched roof, the lack of glazed openings in the walls, the
small surface urea that a cylindrical shapes presents in relation
to the volume It contains and the relatively small volume of the
room {tself, all add up to produce a unit auitable for all
weather conditions.

The family's living space will be developed in stages.
Initially, the family head along with the help of his family and
friends will conitruot the bare essentials of a unit on & mutual-
help basis. The family members will then carry on wlth
Improvements and sdditions to the basic bullding unit and, in
turn, a falrly elaborate ilving environnent can bo established.

d. C ound services. The traditional rural resfdent
generally does not have access to the public services provided In
most of Zimbabwe's main centers. Compound residents normally
rol{ on dams, open resarvolirs, irrigation canals, streams o open
wells for thelr water supply. Human wa-te disposal I
accompl ished through defecation In the bush close to the
compound, or Iin a pit latrine located within the family's living
space. Electricity Is usually not avallable unless it can de
tappud as part of the supply to a commercial farm., B8achools and
alinics are generally lacking.




94~

3. Formal Rural Housing

In certalin instances, formal farm-labor communities have
been constructed on the large commercial farms. Some of this
type of housing has tried to incorporate the bullding materials
and design principles found in traditional housing (see du Tolt's
"Low Cost Houses for Farm Workers"), but generally materials and
designs spproximate low income housing constructed by the local
council authorities in the maln urban centers.

Whether constructed of formal or trditional materials and
designs, farm communities constructed for tha laborers are
general!y well served by water, sanitary and electrical
facilities. Water I8 provided by a water-point, while Individual
pit latri-ss are provided for human waste disposal. The farm's
elactrice, supply can be tapped for individual laborer
eonsumpiion. 8chools, health clinics and beer halls are by now
virtually standard amenit{es for agricultural labor communities.

3. GOZ Rural Housing Programs

The Government of Zimbabwe Is presently developing a multi-
tiered program of rural service centers. Although only In the
planning stage, it is envisaged that the program would upgrade
oertain existing rural trading centers, however small, by the
provision of needed infrastructure and housing. The upgraded
rural centers would then be In a more favorable position to
better serve their surroundiag hinterlands.

P. OENERAL ENVIRONMENTAL ACTIVITIES, ISSUES AND

1. Institutional Participants

The Department of Natural Resources working In wvonjunetion
with the Department of Physical Planning of the Ministry of Local
Government and Housing are Zimbabwe's main environmental
fustitutions. The fnver*tigative arm of the Department of Natural
Resources is the Environmental Conservation Committee of the
Natural Resources Board. This Committee was constituted iIn
1970. Its majcr functions can be sunmarized In the following

manner:

° T monitor the environmental sltuation In terms of all
kindes of pollution.

) To educate the public's conscience about environmental
contamination and to obtain public support for
sffective anti-pollution measures.
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o To monitor the character and effectiveness of
environmental lc,!alatlon with a view to dealing with
the prevention of pollution. ‘

The Regional, Town and Couniry Planning Act of 1976, in
addition to authorising the undertaking of regional plans, master
plans and local plans, created the Department of Phyalcal
Planning. It is the responsibility of this Department to
conserve and Improve the physical environment and, in particular,
to prolote health, safety, order, amenity, conveniencand genecral
welfara, as well as efficiency and economy in tlhe development
proceas.

In add{tion to the two above-mentioned agencies, there exist
various other entities which will have an Influence on the
environmental Issues raised as a result of the proposed HG
program. The following list briefly summarizes all those
agencies involved in some aspect of the natural or man-made
environment. (Annex 6 presents « sampling of relevant
environmental laws.)

° Natural Resources

== Departmant of Natural Resources, Environmental
Conservation Committee of the Natural Resources Board
as provided for in the Natural Resources Act (latest
revision, 1978).

] Pollution Control

== Nolse pollution, legislation In the form of
Factories and Works (General) Legislation No. 283 of
1976 puts limits on the level of Incustrial noise.

=« Afr pollution legislation promulgated under the
Atmospheric Pollution Prevention Act of 1871 sets u
the regulatory Alr Pollution Advisory Board under tgo
Ministry of Health. The Act covers pollution from
chemicals, smnoke, dust and smoke from Internal
eombustion engines.

== Water pollution and sewage disposal. The Water Act
of 1976 and two Supplementary Government Gazettes of
1974 and 1977 prescribe standards of effluent or
wastewater from Industries, sewage treatment works and
ox{dation ponds. The Ministry of Watar Development |s
responsible for the control of water pollution, and it
is advised by the Water Pollution Advisory Board.

== Pesticide pollution. The Hazardous Substance Act
establishes four classes of pestioclide toxlaity. The
Hazardous Substances Control Board regulates violations
in the use of pestiaides.
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Land Use Planning, Control of Development and
Preservation of Trees and Woodlands

[\ J

-= Department of Physical Planning of the Ministry of
Loeal Government and Housing as provided for in the
Regional, Town and Country Planning Act of 1978.

° Infrastructure and Public Services

== Water supply, Ministry of Wate' Development
(distribution of raw water) and local councils
(purification and reticulation).

-= Human waste disposal, Ministry of Water Development
(sets effluent quality) and local counclils
(reticulation and disposal of effluent).

== Refuse collection, local councils.

== Electricity, Central African Power Company
(generation of electricity) and Electrical Supply
Commission (distribution).

These various institutions and entities have to coordinate
activities during all stages of higher density housing production
in order that construction can progress smoothly at the same time
that environmental aspects are taken into consideration.

’

3. Examination of! Environmental Impacts

a. General issues. The following general
environmental [ssues were [dentiflied during the initial shelter
assessment as being of concern to a wide range of GOZ and local
eouncil authorities.

° Natural Hasards
e= Plooding during the rainy season.
(] Town Planning and Site Beleation
== Suitadility for higher density housing

i. Urban sprawl potential

1. Topography

fit. Pollution control zone

iv. Alrport nolse contro! zone

v, Land preserves (national parks, catchment
areas

Roaok outcrops and sofl olassification
Land ownership and use

vl.
vii.
vill. Access



-97-

-= Preservation of axisting woodland
Shelter/Infrastructure Design

== Diversity of dwelllng unit design and site plan
~= Provision of potable water and electriciiy

-=- Sanitation and stormwater drainage systems

b. Critical concerns. In further In-depth ulscussions

with MLGH and Sallsbury Clty Counci! professionals responeible
for the provision of low income, higher density housing schemes,
the following lssues were determined to be of a critical nature
for the development of a HG program in Zimbabwe.

Natural Hazards

Natural environmental hazards, such as cyclones,
hurricanes or earthquakes, are not of major concern in
Zimbabwe. The country's rainfall pattern does,
however, result in some flooding during the rainy
season. The Department of Physical Planning is
authorized to approve specific sites for all higher
deasi{ty housing development. They should be consulted
prior to site selection approval In order to avoid
flood-prone areas. In addition to site selection,
seasonally high intensity rainfalls will also influence
the sizing o! the stormwater dralnage system to handle
the runoff.

Town Planning and Site 8election
(1) Suitabllity for higher density housing:

As the low {ncome population of Zimbabwe's major
centers continues to Increase, land requirements for
higher density housing will Intenszify. 1In order to
avoid a rapid pollution ot the environment due to new
large pogulctlon concentraticns, carefully sited and

lanned lousing schemes must be undertaken. A special
entra’ and Local Government Sub-committee was sct up
under the Secretary of Local Government and Housing to
establish criteria for the siting of higher density
housing. The AID/PADCO team, working with the MLGH
sub-committee's study, considerod the followlnf
oriteria and constraints to be most Important [n the
evaluation of avallable land for this type of
development.

Urba)) Sprawl Potential. Land proposed for higher

density housing development should be sited within the
existing urban fabric of the country's main centars, or
at a minimum on the periphery of the built-up area in
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order to take full advan! o of existing
infrastructural services physical and finaneial
terms. Urban growth i{nto entirely new regions,
separated from the main body of the urban centar,
should be avoided for obvious reasons.

Rock Outcrops and Soil Classification. The Salisbury
ty Engineer’s partment has [dentlfled two
classifications to eveluate prospective higher density
housing sch.ma sites with respect to: (1) the
dominance of outcrops and hilly terrain which would
tend to reduce the usable land area; and (2) soil
fertility with a view to the soil's sultability for
agricultural uses. 7.e Issue of whether good
agricultural land will be used for low income housing
schemas has, for the moment been resolved locally by
the Chairman of the Natural! Resources Board who has
indiceted that the sacrifice of good agricultural soils
(high to medium fertility) for housing development is
unfortunate, but preferrable to the contamination of
the country's water resources (l.e. the adequate
disposal of effluent takes precedence over the
retention of suftable soils for agriculture).

Land Ownership and State of Developnent. Present land
ownorsﬁlp (state Tand, counell Tand, Tribal Trust
Lands, private ownership) and present land use (vacant,
commercial agricultural use, small private holdings,
eta.) relate directly to the value of the land to the
ease of acquisition. Both factors are Important
constraints in the cost of acquiring and developing
land for low income higher density housing purposes.

Agoess. Viewed In conjunction with the "urban spraw!
potential™ {ssue, t™) distance and ease of acvess of a
prospective site for low income development tc¢ center
elty and/or the main Industrial areas (and thus the
associated transportation costs and/or travel time
requirements) Is of prime importance In thet It is a
factor affecting a poor household's ability to afford
housing.

(11) Preservation of existing woodland:s

The Reglonal, Town and Planning Act gives the loocal
planning authorities control over the preservation of
natural forests, trees and woodlands. The loecal
lanning authorities have the power to stop any person
rom ecutting or, in any way, destroying any tree or
woodland. In actuallity, this process Is very difflault
to enforce given the fact that poorer households rely
on the hurning of charcoal as an i{nexpensive sourae of

c?oklng fuel. In an attempt to circumvent the cutting
of trees for firewood, all recent HDBS higher density
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housing schemes rave been developed with electrical
eonnections to the individual stands. In addition, an
inexpensive hot plate for cooking and heating water is
being experimented with in the Chitungwiza Council Area
outside of Sallabury.

3. Shelter/Infrastructure Design

2, Diversity of dwelllnf unit design and site plan,
Related to environmental concerns Is the Issue ol the urban
landscape. This factor has, as yat, not been Influential fn
Zimbabwe in (he design of higher density areas. Rather, small

units are ropeatedly sited in rows, with rew higher buildings and
little natural landscape to relieve the monotony.

It {s envisaged that variety will be achf{eved where
homeowriers have the opportunity to complete their dwelling
units. In addition, veriety can be achieved where dwellling unlits
are designed in clusters, rather than In row form. A more varled
urban scene becomes possible by Iinterchanging clusters of varying
housing types. Other factors which would tend to humanize the
physical landscape Include the substitution of low pole lighting
standards adjoining roads for the presently utilized light
towers. Clumps of trees In private ownership have a chance of
survival {f Individual electrical connections are provided.
Additlonal varlety can also come, over time, Inr high denslty
areas |! some rcad frontages are left for lower density, middle
Income development. 1In the short-term, site reserves for lower
density uses can be used as vegetable plots.

b. Potable water and electricity. An Important
consideration In project feasibllity s Gﬁi ability to provide

bulk water and eleotrical supplies to any prospective site within
acceptable cost levels. Potential cite sultability Is defined In

the following way:

° Orade 1 -- existing {nfrastructure.

® Grade 1 -- extension of service fesslille from exlsting
infrastruoture.

o Grade 3 -- area where new trunk facllities are required
implying excessive costs. ’

It |s generally accepted by GOZ that all potential! sites for
higher density housing development should be efther Grade 1 or 3.

¢. Sanltation and storm dra|nage systems. The QOZ |s
very concerned about polluticn of the groundwaler and natural
waterways from both polnt und non-polint sources. Increasing
population and contlinuing urban development |s contributing to
water pollution. BStriot wastewantuor quality standards from point
sources have been established by GOZ. In order to mecet these




