ABSTRACY

Workshop on Land Delivery and Infrastructure Options for Low

Cost Housing in Zimbabwe: Report of Proceedings
December 4-6 1990

This report contains the proceedings of a workshop on land delivery and infrastructure
options in Zimbabwe. The general objective of the workshop was to review the
procedures and issues affecting the provision of surveyed and serviced land in the
country as well as review building standards/ infrastructure options and land utilization.

The specific objectives of the workshop were:

1)

2)

3)

The emphasis of the workshop was on problem resolution and commitment to future

action.

To facilitate inter-agency discussion of the major set of issues involved, namely:

* land acquisition procedures, prices and land banking

* financing of land delivery by public and private sectors
° planning layouis and cadastral surveys

* building and infrastructure standards

* land utilization policies

To identify possible solutions to the constraints noted under the above issues.

To draw up and adopt recommendations aimed at resolving the above problems.
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1. INTRCDUCTION

iimbabwe is currently facing a national housing shortage. It
has been calculated that cver the periecd 192& - Z000,
between 1&7 Q00 to 270 000 dwelling units will have to be
constructed in the courntry’s urban arees. This would be
nacessary to meet the existing housing backlog, replace
substandarrd units and meet the aorcwth in the urbtan
pcoulation. Approvimately 770 of these units are riceded by
low incocme househclds.

Ma jor constraints facing housing delivery are:

1. Indadequate provision of surveyed and serviced land as
3 recult of 2 number of bottlenecks in the
administratior cf the land delivery systemn. These
hottlenezlks not only reduce the rate at which serviced
land becom2s available for development but also results
in higher eventual costs of hiogh density (low cost)
houzing.

2. Limitec human and inztitutional resources.
3. Escalating costs of building materials and ccnstructicn

equipment,

The general objective of the Wcorkshcp was to review the
procedures and issues affecting the provision of swrveyed
and sarviced land in the country as well &s review bulilding
standerds/infrasztructure options and land utilisgaticn.

The specific objectives of the Workshop were:

(1) 7o farcilitete inter—agency discussion of the major set
of iscsues involved, namely!

a. land acquisi*ticon procedures, prices and land
bankingsi

b, finencing of land delivery by public anc privete
sectors!

c. planning layouts and cadastral survey;

d. building and infratructure standards;

e. land utilisetion policies.
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(Z) TJe identify possible soluticns to the tonstraints nctéd
under the above issuecs,

() To draw up and acdept recemnendaticns aimed at rezclving
the ebove problems.,

The emphacsic of
-

he Worlkehop was on praoblem recolution and
ccmmi tmen r

e action,

1.3, Brocedures _of Workebop

The Workchop =mpohesised the important centribution that
could be made by the representatives precent {from various
agencies and their combined experienc2s in low cost housinag
delivery pregremmes. Te facilitate these individual
contributionz, the £collowing proceduresz were used:

4 nunmber of backaround papers were presented which attempted
to highlight the issu2zs involved. After esch of thecse
individual hackercund preserntations *he Workshop
participents broke up into smeller working group sessicn
and discucsed iscues in more depth. The nature of these
groun cistussin~s was coordinated in two paris:

1. The fircst *ask o the croups was to id&nfi%y the major
constraints or prohlem areas within each area ¢+ concsrn Df
that group. The method selected for this was that each group
viould ini%tially i1dentify & chairperzon and a recorder.
Thereafiter cach individual group member was given a fow
minutes to writa down thrze constrz2ints that they 31+

mocst importent.,

Each indiwvicual then precented one of +heir canstraints 4o
the whole werking group. The reccrder wrote down Bach ©F
these cons*raints cn easel paper which was taped up on th2
walls of the working group room. These presentations ware
extremely hrief amd cid not involve long spezches or
justification.

Thereafter the group discussed each of the constraints
presented and attempted to arrive at consensus cn four to
six key constraints that it would present the plenary
session. These key constraints were then stated in short
phrases and written in large letters on easel psaper for
presentation to the plenary.

The chairperson was then asked to present the group’cs key
concstraints to the plenary for further discussion. At this
plenary session some conctraints were modified or omitted
depending on the consensus of the plernary as a whole.

Thereafter the grcugs broke up once again into their smaller
work group sessions and attempted to generate

tJ
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‘recommendations. to each of. the key constraints idantifisd in
the previous s=ssion.

The method vsed to generate these recommendations was very
similar to that used during the constraints grcup work. Each
person in the group was again gciven a few minutes to write
dewn three remmencations (actions/stratecic siteps) o deal
with three of the kev constraints. One recommendsd action
from each porcon was then briefly presented to the group and
notec down on eesel paper by the recorder. After each person
had centributed their one recommendatien, additional
recommended actions were written down 1f they had rot
already been mentioned.

Thereafter there was group discussion of these
recommendations and the group attempi=d to reach ccnsensus
on a comprehensive set that would cover all aspects dealing
with each constraint. The number of recommendaticn:zs was
2903in kept cheort, preferably not more than sis key
recommendations for gresentaticn to the plenary.

These ey recommendetions viere then written in largs letters
on eacel paper end put to the plenary.

at a finel, concluding plenary session a summary of all .
group recommendations was presented. Thess2 recommendations
had been grouped by the confsrence fazilitators into key
headings! general recommsEndations,. recommendaticns
concerning cstendards, and firally recommendations concerning
pelicy. The plenary then spent come time in considsring
each and every recommendation in deteil and decicding as to
vhether or not each could be implementsd and by which
implemsnting agency- I+ wesz this final set or
recconmencdations that the Full plenary adcpted,

2. INTRODLUICTORY SFEESCHES

Mr. Soielman noted that until recently the United States had
been the largest single donor in the low cost housing field
in Zimbabwe. It had provided US¢S0 million to service 20
000Q plots in 10 towns across the country. USAID was in
favour of tacilitating private sector i1nvolvemsnt (for
vemple emerging businesses) in low cost housing cdealivery
evetems. The private sector was able to bring inmovative
ide2s, concepts f-om other countries and new thinking on old
rroblems into play. The role of the private sector needsd to
be eupanded.



USAID further believed that the basic issues fecing low “Eos%
housing del:very Sycstems werea:

{1) maintaining a‘fordability - this is related to
techmology choices, involving the private sector engd
cther means of stretching the dollar further;

uale having a choice over whet to build so as to
thelr individuel needs and aspirationss
(3) improved azcessibility toc financirg. It was necessary
to reduce bureaucratic bottlenecks in the preccess oF
naking financing available.

Msjior problems facing the Zimbabw=an lcw cost hcusing sachor
2t the mprent were:

(1} cupply of building materials, particularly those with a
foren corntent;

(2) the ne=zd for more itrained manpower;

(Z) the need to simplify reculations and precedures so as
to make the climate easier for pecple to build thsir
own houses i

2.2. Addrecce by M-, U Yahlroos. LN Ccn re for Human
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M. Wahlroos welcemzd the timing and ebjectives of th
Werkshep. He stressed that different csttings requiv
difserept options and solutions o be explored. For e
the standards adcoted for larce citiez may well be
unrecessarily constraining when setting policy for smallzsr
secondary towns and grcwith points

m fit

. <
Lol e

P
-~

Habitat was furthar zorzerned that government’s role in the
low cest hcousing sector should be that of facilitator and
not provider: pecple themselves are ready to build for
themselves and aovernment’s role shculd be merely to
facilitete the wherewithall to catalyse this building
process.

2.3. Oonn*no Pddress bv M1n1=‘mr £E.C. Ch1lowore Minister o+f

The Minister’s opening address was read of his behals by Mr.
Vengecayi, Deputy Director of Engineering Services, Ministry
of Public Construation and Mational Houesing.
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The backliog of housingo in the couniry was ons OF the biggest
problems facing low income househelds in their day—tc-day
living. Added to ‘he issurs of numberce of houses regul red
and affcrdability (i.e. coszt of the houses) was the fact
that the urban cenires were csrrawlipg ever outwards. Tnis
resulted in increased travel times between work and
recidences. Manv low income households wasted several hours
e day waitinc in hus cu2ues.

The Minicter wslcomed the cbjectives of the Workshop,
thanted the USAID and UNCHS (Habitat) spensors of the
Workshop and wished par*ticipants suczezs 1n their
deliberstions.

2 SUMMARY OF WCRISHDS FPAFERS FREZSENTED

The Minis+try precented a comprehencsive get o7 backgrsund
figures on the levels of urbanisation of ths Zimbabwean
pocpul sticon end the housing recuiraments of the nation.,

Bv the year 2000 it vas
population wculd be 12 ol
supected to live in urban areas. Th

: d d]

1905 @ 4,5 million urben residents
2000 1 6,2 miliicr urban recidents
2005 g€,0 million wbhen residents

In 1990 there were an estimated 1| 377 000 dwelling units in
hoth urban and rur-al! areas throughout the country. S60 000
0f these dwelling units are lccated in urban areas, O+
these, 6% (22 090) are concsidered to be substancard and in
need of redevelogpment or ucgrading. 217 0¢O duelling units
are in the rurel are2z: 15% are in reed of improvements.

The Ministry hag estimated thal by the yvear 2003, 1 million
duelling units will he required., 54%9% of these would be
needed in urban arsast 1% in rural 2reas.



Exacerbating this baciklono of houses is the'earﬁino capacity
of low income households in the countrv, Those households
earninc the miaimum wage of €130 per menth can hardly afford
to nurchese a cerviced stand, A household hes to earn $550
Fe- month ir order to afford a dwall ro of €10 000 to €12
0NQ. At 19289 coste., the average cost of a serviced stand was

4 500: thuc ecnly $5 009 waoald b= left for building =
superstructure.

The Minictiry ther presented some figur-es on average
household ircomes as they related to affordability levelis of
the population. S50% of rural households would only be abie
to aftord housine cf $4 CO0. 50% of households living in
medivum cized towns cen afford housing of up to $14 Q00 per
uniti heowever the building costs of a four rcome2d core - the
present oipimum standard, are now €18 000. OCnlv 40% ofF
households living in bigoer towns can afficrd a four roomed
core houset only 25% of householde in rural areas can at+tord
thig fcur rconed core.

€0 of all householcde acrocses the couniry can only afford the
cestes ©f an $8 Q00 house. 60 - 707 pf those households
alveady on the weiting lists of the major cities {(Herare and
Bul awavo) €annot afford a four rcomed ccre house. There was
therefore need to review this current mirnimum standard in
the liech%t of the pelizy cf providino housing for alil
households.

Discussion frem the flcor:

1, Land Acquicsition by Govermnment on behalf of smaller
Local Authcrities wase constrained by the fact tnal
oovernment could conly atvord very low buying prices.
Thersfcre many willing sellers in peri-urban areas
bocame unwilling.

2. Central government ministries (in particular the

Minigtry eof Lozal Covernment, Rural and Urbkan
Develnpment and the Ministry of Finance Economic
Flannino and Develcpment) were charged with not taking
the land neede of local autheorities seriously enough.

3. A note of caution wse scunded on the issue of 1lanrd
banlkino. Local authoritiez may acquire land anc then
sit on it without putting it to productive use - tnhus
contributicrg to urban blight. Under these circumstances
it would have been better to have left the land For
farming purposecs. Alem, given the time lag beatween the
purchase of land and the actual use of land it was
noted that 1ncal authorities would be saddled with the
crnets of cutlay of cepital and accumulating intarest
without gettineg direct returns on the money invested in
*he land.



A further difficulty with respect to land couisiticn
was noted in that suitable huilding land irside and
adsjacent to the larger citiec is already well deve!oped
and thue at+racts Figh, epsculative prices. However it
ceened to be general conrcercsuc that the basis on which
£on? valuations ere car-ied out. ecpecially by centrel
coeverneent valuers, ere unrealld i

<

4. It was cucgecsied +ha* a multi-dicsciplinary unit be
created in all local autherities. This unit would be
specifically tacked with the responsi ility of
identifying lend needs and making ciscreet approaches
in 2 busine like manner +5 owners of suiteble lanc.

ey wouled report their findines to Council
e the decisicn oF whethor or not o
1 .
-

who would ma

It w=e h a e

the nst 0 needs 15 € =se c be
gznaral consonsus as to the order of magnitude 1§ not tne
ztall of thic rped, The ic%al coucsing demand (in boih
wrhan ant rural arses) for the pariod 1925 - 2000 was

1 @E50 000 units, The urtan hcusing demand over tRis same
ceriad is far 270 000 dwelling units. D this thez 1ow
income w-ban housine demand over the same 15 year portice is
129 000 dwelling units, This meanz that 13 000 duelling

units need to be built every vear Tor &

i
nericd of 15 vearsg ip order to mest deomand.

Land for high dencitv bousine ir the urban areas is aCquired
and serviced primarily by the following agencies:
1. Municipalities

Municipelities are empowersd in terms of Section 75 of the
Urban Ceuncils Act to acquire land wi*hin or outside of the
municipal area for high density housing and other urban
development needs. They have full eutonomy in this regard
unless the land in guestion falls outside of a Master Flan
boundarwv. In this case the matter must be referred for
approval to *he Minister of Local Sovernment, Rural and
Urban Development so as to encsure that land is nct acquirs=d
on er ad _bor basie but in accordernce wi*h sound town

planning princinlec.

Municipalities have to follow laid down procedurss in
acguiring land and in preparing layouts and cemmissioning
cadastral survey of the land prior to putting services.

~
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Land in *hese arsas for urben purposes inzluding hiat
density housing is acquired on behal+ of the leczel
authorities by the Ministry of Lozal Gocvernment, Fural anc
Urban Development (Urban State Land office). in these

situatione +*+he land delivery procedures are extremsely 1o00Qg,
involving nurerouc agencies (pl=ase reier to Ficure 2). The
average lead time 4n acquiring land and getting it reacy for
huildino developmente is uvsually three years or moré.

Pryvate develosere may acquire land on the open market snd
develop it fcr hich density housing provided that the land
ie 7eoned in terms of an Dperativez Town Flanning Scheme or
Mazter Elar £fo- hich density housing. Alternatively, whers
an operative town planning scheme does not enist, the local
autharity may still approwve the development if it is 1in
conformity with other lend uses in the ares.

The land delivery procedures fcllowed by private develcpers
are much ghorter than in the cacse of public sector

developercs and can tale as littie as eight months to
complete. Given the nrezept shortages of serviced land
availzhble many local! authorities are ncw cffering to sell

raw land tp nrivate develsoers (inzluding housing
cocperatives) whe rust then surveay and zZervice at thelr own
cost,

1. Availeahility of Raw Land:

With the inevitable encroachmenit of uvrban ucses onto adjacesnt
farm lands the aoererzl case (with thu poseibla exception of
Harare) appears to be that of willing sellers approazhing
the responsibl. authority to buy their land. Di=zputes and
delays thereafter ave typicaly with respect tc the price to
he paid/land values rather than +hat there are no willing
sellercg.

In instances where a town seeks to expand onto adjacent farm
land and the owner of that land is unwilling to sell, there
are adequate legal statutes (ir the form of the Urban
Councils Act and the Land fcquisiticn Act) for the
recponcible authority to compulsorily purchase that land.
Todate *hese statutes have not been made full use of because
court abitrations are required and these tend to be langthy.

m



FIGURE 1: L AND DELIVERY PROCEDURES
FQLLOWED BY MUMICIPALITIES
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FIGURE 2.
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C 2, Land BRanking:

The consultant ceme across no examples of lorcal authcrities
which have clear forward planning programmes for high
density housing expansion ang which have adequate reszerves
of land to meet *the development needs of the medium term
future,

In part this is due to fact that municipalities inherited
Yarge comanagss from thz State at *he time of attaining
municipal status. It is onlv recently that land
availability has become a hindrancz to housing delivery,

In part too, urban growth rates in Zimbabwe have only
repidly accelarated over the recen: past. Many local
avthorities are only now, faced with repidly growing
populatiecns, realising the need to acquire more land.
This deleterisusness has been reinforced by the attitude
MFESD on which many ef the large and all cf the smaller
urbar centres rely for funds to purchasz land. The MFEFD
seeme to have taken a conscicus decision not to aliccate
funde fo~ land acquizition until the need of a particular
centre is critical,

2D

Foward carefully contrailed, lend acguisition pro
weuld keep prices down and to some eintent rregulat
supply of land for development.
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3. Idertificatien of Land:

The onve i on local euthorities to keep a record of thzi
land needs and to initiate prccedures for land acquisitio
At precent many lozal authoritiez aro only flagging the n
once the preoblem has beceme acute. Furthermors many small
local authnoritiec are wunware of the requirzacnits of
providing a written justificatiocn repcr:t to the Ministry of
Local Governrent, Rural and Urban Develecpment to initiate
land arcuisition procedures.,

4, tand Prices:
Many delavs a2re ceused by disputes over *he selling price.
(Please refer toc next cection).

S. Regional Valuation Offices:

There is serious understaffing in these offices which often
neang that theare can be up to siy morths delay in valua*ion
of land being carriec¢ out. ’

5. Treecsury Funding:

The MFESPD is reluctant to allccste funds for land
ecquisition well in advance of development: it is against
land banking. Furthermore depending on national priorities,
bids for lend acquisition fundinc or servicing ara
frequently only successful cn the second or third submission
(i.e. 2 or 3 vears later).
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aratior ©of Flanning Lavoutis:
cse ret+e- Pager I.4.)
adastral CSurvey:
e refer Paper Z.4.)
Approval oFf Borrowing Fowers fcor Servicing Land:
se& refer next csection.)

Noting that the availability of raw land for urban
¥pansion is not a problem faced by most local
authorities and that there are adequate legal statutes
in place for the compulsory expropriation of land where
necessary, it is recemmended that no further action or
nnlicv review be called for.

Largd Eanbirco:

Noting that most urban local auvthorities havs enjcy=d
large commonages and low growih rates in ths past but
that they are now facing ranid eusansion end the nzz

|_4

for more Jand, it is reccmme~ded that local autheorities
be e:posed to the concept of and ne=sd for medium-term,

contrclled land barking programmes.

t urban loczal authoritiez arz 2 ng=nt
Treasury fcor funds to purchess

y or th-puok USLO) and that MFE!

|
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a;-GCaLD s when lend acquisition is crti a
nexded, it is r=commended that the concept o nd nes
for medium term, cecntrolled land bamking proorammes be
further evplored with officiale within the Nr:.D.
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Noting that the onus for initiating land acquisition
procedures lies with local authorities and that there
is a tendency for lccal authorities to wait until the
last moment to initiate ‘hese procedures, it ic
recormended that local acvthorities be trained in
preparing medium term land use and service
inf-aztrusture expansion plans as a framework (albeit
non-etatutory) for identifying suitable land for future
acauisition.

Noting that many local authorities are not familiar
with the detailed prccedures to be followsed in land
acquicsition, i* ie recomm=nded that local authorities
receive tra1n1ng in the areas of land identification,



land béﬁking and land aCHhxqzkxcn prc;eﬂu.ec‘ Various'
fore might be suitaeble for such *raining, including
Urban and Rural Councgils Assecciaticns’ Annual
Conferences. ZIPAM (Fublic Services Treining Centre),
HEAID proicct towns training programmes and sp=cialily
formac wrbar monagement worliehops,

(iv) Land Crirce
Dr=f+ recomrendations on land prices are made i the
Secticon below.

(v} Delave in_the JVO:

(a) Noting that the valution of propertiss for acquisition
talzes many months, it is reccmm=nded that a separste,
supolementary professinon2l ssrvices vote be opened in
USL.D tec psy for the cervices of private valusrs.
Valurntione carried out hy orivate valuers would be
subiect tc chezhirg by the FVC in much the sans way as
the Surveyor Goreral currently approves the work of

nrivate lerd survevo~c o the Directoir of Fhysical

!anming recommende the aparova! of layouts pregared by

municinal or private planners.

‘D¢

SOURCING FUNDS FOP THI AICQUISITION aAMD SEIVICING CF LaND

icipalities generally iLeep separa
r new land accuisitio
ande to bereficiery hous:holds at :r
merket values and this mcney goz
Accoun‘= — roled aover for future land a:qu1szt1ons. however
in practice land saie prices are pegoced at low levels and as
well as that the state is given free allocetions of land for
its recuiremsrts. Therefore it is doubktful whether rany
reserves azcounts are efficiently rolling over.

Qg

-0Ff the 12 Municipalities only Herare and Bulawayo ars
permitted (with euthority from thz Ministries of Local
Goverrment, Rural and lUrban Develcpment and Financ2 and
Economic Planning and Development) to bo-row on the open
marke

All Municipalities are permitted to borrow from the Euilding
Societies. However this must have the approval of the
Mipistry of Local Government. In the past the Ministry has
been reluztant to make thic approval (excepticns being
Harare, Gueru, Redcliff and Chitungwiza) ec it argues that
the Building Societiez charge hichzr interest rates than
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rezt rates would have to
iaries.

docs go VQFﬁTEn. and +that nt
be recouped a*t thde eipense o en

i n
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Thre Urbhar Gtate Lend Office (MLERUD) keeps a separate Land
Achs tion Vote &nd makes yearly bids tec Tireasury on the
hasis of reguests rezsived from the smallar locel
authorities. The actual amounts cranted bty Treasury are
extremely cmall - for eremple in 1952/8% the vote was a
mere 72200 OCGQ for 211 land purchases throughout the
country. AT 1n the cass of the municinalities, but more SO,
land sale prices to indiwvidual home owners are generally
very low. ranging fror Chitunguwizad 2€1,45 per esquare metre
to Chipinge! 2Z%1!,09 pa- square moire. (Theze prices include
servicirg coste - road accesze and reticulated water to the
stand boundary. The irntrincic land values arre therefore only
epproiimatelv 25% of tha above figures),

ervices cn ths land,
neral! Loan Fund (MLGRUD)
n=1l Housinc Fund (MFCNER)

When applvine for “und:z tec preovide s
local anthorities harroy from the Gz
for bull supplieos ard from the Nati

for nnsite reticulation of services

National! Heousing Fund applications

The local authority malties 2nmual bids to MPCMNH.  The
Minictry Farla tra2 bids and submits them to MFEFD which in
turn rabes cute and allocations. MPCNH then de=cides on
industrial allocaticns to be made +o each lczal authority,
Thereafiaor the local auvthority applies for bo*rcwinc power
durirg which the MECNH vetcs layoute building plans ssrvice
etc. AL the cemz tima the MLGRUD tries %0 marry .hw two voq
allocaticns and the lccal a2uthority’™s ogvsrall

repav its lcan. The application is then sent %o
of Local Government for app-oval.

On approval, loars may tken be drawn down i7 the procedurs
has been completed within the same same financial vsear. If
nct, there ic the rislk that funde will he returnecd to
Treasury.

General! Loan Fund Applications:

The 1ncal suthority submits its bid to MLGRUD which sends it
cn to the Minister for epprovel. Therecafter the bids are
sent to MFEFD which cute and alleocates. The lccal authority
is notified of the amount i%* has bHeen allocated and it then
csubimits & formal bo-rcowing pcower application. As the
Minicster has elreadv seen this application, the approval is
autematic and the funds may be drawn down.



ratjve of the locail authorities’ end state’e soaswhat
~—fare attitude towards land az a key elemant cf

¢ proorammes, is the amtunts cherged by the

ities <or lend (the Intrirncsic Land Yelue).

This rances from the probably realistic market price in
Hara~e c+ 2<1.20/m2 to the extrem=ly low rate of 25G,25/m2
charged in cent-ec such ag Chipinge, Rusape and Keroi., Land
rices are infrequentlv reviewed and are based cn cut-of-
dote market wvalues of the property rather than on the
replacenert values.

Gj ven +heot aoricultural land arcound the country ics
increasing in value over time, neither lccal authcriti=ss nor
the stete are able to build up reserve funds for fulure land
acouisitiens. Many local authorities are reliant on
Treesury furds for this. To some extent therefore, there is
a certral Geovernmert cubsidy on the land prices paid by
beneficiariec.

1t ehould be noted thet at present land constitutes a merez
1% of the total cccts of a serviced, 4 — roomecd core house.
1£ the lerd price were 2t much es doubled (on a par with,
for example, prices chanaged by the City ef Harare), this
would =till onlwv constitute 3% of the total costs of &
corviced houcseo. Tt wcould therefcre be unltikely to havz a
eignificant impact on thz affordebility of benef:c
househbolces.

As long as lard i3 s@en a3 a cheap commodity that do=z not
pay for itself, local authorities arnd central Treasury w:ill
be inclined to treat it as a low criority. This in turn
leads to ad hoc forward planning, unecessarily high
infrastructural development costs and uncertain futurz
financing of land acquisitions.

A final! issue unde~ land charges is that of land set asice
(ultimately to the beneficiaries’ expense) for schecls and
public purposes. This is on the besis of utremely g=nerous
land provisions - often up to 40% of a total housing estate.

(ii) Borrowino_Powsr Procedures:

The present p-ocedures by which local authorities apply to
borrow from the GLF in the Ministry of Lecal Government,
Rural and Urban Development and at the same time from NHF in
the Ministry of Fublic Conzitructicn and Maticnal Housing are
in need of review.

IS



Az the Minis

trv of Loza! Government, Rural and Urban
Zevelcpnent is responcible for overseeing the overall
fipancial viebility of local authorities it approves
borrowing powars applications in all sectoral development
including hich density hcusing. Furthermore the Minister
does not delepate his powers of approval.

fs already noted, in *the caze o7 high density hcusing
applicatione, the MLGRUD and MPCNH do not liase sutficiently
pri=r to making their annual! bids to MFEPD. This lazik of
adeguete liason end everntua! juggling of funds to marry the
two vote allccations only occurs after the funds have been
appiroved by MFEFD, Local authcrities area then faczd wi*h
the constant threat that they will have to send uncommitted
funds back te Treacury at the =nd of the finencial year.

Recommendationc:

‘1) Land Charges:

fa) Noting that municipaliiies are generally charging low
and cutdated prices for the intrinsic land value elem=nt of
nlot sales, it is recommended that further work be
undertaken with these authorities to assess the pcossible
impact on bgneficiaries of increasing stand =ales prices to
not only represent current day market values buit alsc
bujildirg in a replacement (i.e. future cost) value.

(b) Noting that tbe prices chergad by the RVO for plct
salez are extremely low and ocut of date, and *hat increasesz
in these prices are unlikely to negatively arfect
decentralisation to smaller centrez, i*t is rezommendsd that
the stats charge market values plus a future resiaczment
cost value for lend sales so as to cgenerate necesc iy funds
for future land acquisitions and to support the case feor
land banking.

(1i) BRorrowing Poaver Procedures:

(a) Notirg that there is very poor liacon between the
Ministries of LGRUD and FCNH ir th= a.nual bidding for funds
from the MFEPD and in the subsequent allocation of funds
from the GLF and the NHF, and that this results in delays in
the approval of borrowing powers to the detriment of local
authorities and beneficiaries, it is reccmmendad *hat ML_GFRUD

provide more integreted and expeditious financing to local
authorities.



FiG. 4 : RECOMMENDED PROCEDURES FOR BORROWIHG
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(h) Moting that the Minic+tor of LGRUD dc=s not prezzntly
delecate his powers of appr
h

proval of torrowing powers
epplicetione and that this Causas some delays in the craw—
down of funds from the MHational Housing Fund, it is
recommended that nowers of approval for all amnlications for

bo~rawing powers fcr amourtce equal to or lecs than Zs$200 000
be delegated to Deputy Secretarv level in the MLGRUD.

(ii3) bse_of Private Ssztor Financing

(a) Noting the limits of puklic sector funds available for
servicing new hiagh density residential areas, it is
recommended that the recent experiences of Harare and
Redcliffe (whiczh have borrowed funds from Building Societizs
to service raw land) be Carefully monitored and evaluated
With respect “o the effects of higher interest rates being
passed on to bhensficiariec.

(b Further noting that these jncrzases are likely to te
minimal in relation to the overall costs of a serviced core
house, it is recommended “Rat this information be pessed on
to the MLGRUD for its concsideration when appreving borrowing
powerz from Ruildinag Eociely sources with a2 view to
permitting cther lecal eutheorities to make usa of Building
Society funde,

(c) Noting that a limiting factor faced by local
authorities in servicing land is lack of finance and noting
the interest by Building Sorieties in poscibly servicirng raw
land, it is recommended that further investigations bs
uncertaken to ascertain the views of Ministries, locazl
authorities, Buildinag Societjiec anc other developers cn thnis
matiter and o investigats prezent legal restrictions
(particularly in the Building Societiscs Act), limiting the

role of Puilcding Societies as developers of raw land.

3.3. "Low_Cost Housino Infrastructure Options” by Mr. Garaba

The rapid urbanisation which is characteristic of Zimbabwe’s
urban centres has direct implications on the growth of urban
povirty, This is not nnly in the sense that more dwellings,
land and services are neesded but also, more critically, that
these need to be provided te an ever expending paopul ation
with leeg capacity to pay for these items. This is the
immediate problem which faces Zimbabuwue. It is made worse by
current practices and procedures of urban development which
are vacteful of both lard and eervices.

LS
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Low and aéFo?dable‘housing infrastruc

{a) Coverrment Housing Po
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() Materials and Labour

fe:d Duality of Engineering Infrastructure.

not necessary to repeat them. However, the following «ffect
the cost of irfrastructure services:

. minimum plot size of ICOM2
minimum frontage was fixed at 12,5m.

. the four room core house (50m2) was declared the
minimum

. All housing estates in urban areas are to be serviced
with running water, sewerage, reticulation,
electricity, access rpbads and stormwaier drainage.

Infrastructure costes are related tc glanninc_assscts such as

. the plct size

. the layout of the plot.

The 200mZ plct represents the emallest ecoromical size that
can be used while allcowing somz zultivetion andg ohther

aspects of traditional lifestyles to take place.

m

Increasino the plot dep*h will bring about savings because
of narrow plot frontages and consequently caaller service
costs per unit, lihere narty w2lls are used, narrow ploct
frontages means the perimeter wall is ehared.

Rigid adherence to nlanning standards which were formul ated
for colonial conditions will rmot help reduce infrastruciure
costs. Reoeal the law that malkes sguatting illegal.

Institute a sveltem of upgrading squatter camps.

Fbout FC% of the paterials required for infrastructure and
house construction are locally produced. Infracstructure
services are affected by veriation in relation to
availabilitv, lccation, cost of materials, labour costs,
productivity, overheads, size bf projects, number of
contractors bidding for the work and prefit levels.

According to a study by the Ministry of Fublic Construction,

16
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! Housing, coanstructicn costs have increassd
lv since 15203

4 roomed cors (50m2) roese from $3 EQO (1954) to 216 QOQ
(1950,

To afford *his an income o+ more than $700/month is
required.

70% of low income pecble cannot aftord the 4 rcoomed core
house. FBut infrastructure coste are about €3 990,00 for a
50m2 4 room core on 3J00m2 plot (Dec. 1989):

Survey € ?0,00
Roads and Stormuater &1 400,00
Water and Sewerage ] 200,00
Electricity $1_300.00

$3 930, 00

INERASTRUCTURE _0PTICNS

A number of options werz then presentec (nc order OF
priority).

Efficient layouts should be uvtilised, The cul -de-saz layout
reduces both the length oF run of rcads and cther e:zsential
cervices.

In prder to minimise road zosts, T3 of the totel roac

provicion should be for district ci s*r*butor:, 2% Ffor lcecel
distributors and 707 for plot accecss streets

The present pavement c\‘andards, rcad reserves and
construction standar-Zz of diztrict and local distributor
roads are considered adequate and they should not te

A

revised. Tn any ca2se major roacds to low income housing
estates should be of gocd quality and properly maintained.

The use of bolsters in the road drain to reduce velocities
and erosion, the use of splash drains/drifts and & smaller
minimum culvert si-e should reduce ztormwater drainage costs
significantly.

The drzinage nones should be split into small economical
areas to minimise culvert and drein sices and to discharge
the stormwater into the main drainage DUtle.S as soon es
possible.

17



The resicentie) area sheauld

The recommended construc-tion
celleztor streets iz tc have
thick dumned and spread grev

[
I

be designed Using wideé ves
crive through the drain itss1+¢

criteria fo- plo* access and
compecyed suborade plus 7Smm
zl.

The widthe o0f thece oaths <h

presently used for plot acce

The stormwater crainage bhzzo
ne cide draing the cigrnuate
of cd-airaze ditzhes along cc

UFVC pipes in fav
o074,

The usa of
meterial costs by shcut
Reduction im plot sizec wi

gncavatior costs and lencths
Ear e following p

[VIEN 1
evzmole,

(with width and leng+h in bt
200m2 10m % 2
2S0m2 (10m »

All the ahnove plot tvoes hav
implies a reduction of 2,5m
10m frontane has excavation
material cost savings of €11

Supervised sia>nd owner car+i
backfilling of trenchec of 4
saving of water supply infra
cest ©f material transpert

Minimire road crossings to r
piping or concrete surrcund.
roacd ic about 2m3 which mean

ould be the sam2 as those
€S anc collector strests,
mes cormplicated. 2z there ore

r drainage should te in the form

ntours,

cur of

recucticn in
exch house,
‘zred

cgzult in ovarall

ipelines fcr
z be cone:
)

e a plot frontage of 10Om which
from the precent 12,Sa. Leing a

cost savings of £21,00 and

. 90C per stand.

tipavion in digging, and

istributicn pipes results in a
tructure costs of $54,0!. The
5 net included.

ecuce use of galvanised iron
Cencrete surround under an 8m
S an edtra amount of $I20,00.

%



The currenily usdd-trench widih of. D % S00am, where D is 'the’

di ameter of the pipe should be reduced to D + 4S50mm.
Howewor i< eguxcawvation is carried cut by mechanical
encavatora, the change iz unlikely to reduce costs of

ceorstructlion.

Conctruc+icn of hiagh rise blocks of flats vill definitely
reduce water supply infrast-ucture costs. Although residual
heads are high ancd will require pipes of higher strength
clacs which are expensive, the overalli effect is recuction

Water reticulation irfrestructure costs can be reduced by
£57 i+F standpipzs are used.

The maximum wellking distanze should be lese than 100m with
pressure heads of S5m at the standpipe.

utomatic eelf-cloz=ing taps should be used <o that almost
every person uses approximately the samz amzunt o7 weter. A
flat rate is chargad wiihou: regard to the amount of water
actually uszed by the ccnzumer,

The uee of UFVC pipes in favour of AC pipes raduces pipe
material coste by about hal?f as for water reticulaticn.
Reduc+tion in plot sizes will result in overall reduction
coctes and !ennths of cewer lires for each stand. For
semnle, the following, the following plot sites czan b=
considered (with widih and lencth in brackets).

200m2 (10m % 20m)

2E0mn” (10m :x 23m)

611 the ehnve plot tvpes have a plot frontage of 10m which
implies a recucticn of 2,5m from the present 12,5m. Using a
10m frontage has excavation cost savings of $21,00 and
material cost savings of 18,30,

Supervised ctard owner participation in digging, and
back{filling trenches and laying of distribution pipes
reeulte in & saving of sewage reticulation costs of $91,50
plus cocst of transporting materials.

Mipimize road crossings to reduce extra costs in concrete
sturround.

A



Consiructidn of high rice plocks’ of flats wilil definitely"
reduce sewage reticulation ccst per- stand.

The minimum recommended gradient for a 1530mm diameter sewer
is 1! 1SC, This can be increscsed *o 1: 180 cr even 1: 260
Wi th adequate iows,

(]

-0

The escalating coz*s of housing development make it logical
for hcucing authorities to consider alternative sanitaticn
options.

The lowect level of service which can be recommended is the

. Blair toilets (vIip)

. Septic tenks (individual)

. Septic tanks {(comqmunal ).
In all cases

1
increm=ntal he
secured, .

avout should allow for future upgrading on an
€is and when financial resources can bes

for many poor pecple at the moment is

me kind of roof over their heads or nons a*
het at some future date an effordabla uni+
which meetz the acceptable standards will be provided.

Blaeir 4niletc are, howaver, unsui‘abcle for high densit

areas (with stand sizes less than 30972 or densities greatar
than 200 perznnz/ra). Furthermera they reguire that
£eparate arrangemerts for sullage cisposal be made.

¢mm2 cables can be used from the pole to the house instead
of 1&am2 being used. Since the distance from the pcle to
the dicstribution box is short, use of 4mm2 instead of 16mm?2
cable would nst praduce significant ex'ra power lcsses,

It iz recommended that 3 15A lcad limiter inctead of a meter
be employed. 4 meter costs abeut $90,00 and a load limi*er
costs about $30,00.

Overhead supplv from the Pole to the house is stil)
recommended. Material costs for underground supply are
epproximately S50% higher than for overhead,

20
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The noles shculd.be made of concrete... Wooden poles are.
cheaper, but ‘because of high maintenance costs, concrete
pel es weork out chzaper in the long runm.

Uze of capper wire (locally procuced) instead of alum:inimum
wire.

The next lower standard is to provide tower or security
lighting orly. Household energy sources would be paraffin
or woodfuel and candles for lighting.

COSTS/300M2 _STAND

Present Option I Option 11 Cption II1
Rcads & 1 400 1 1090 715 40
Stormwater
Water S50 270 190 {19
Retic.
Sewerage &S50 315 225 : - (225)
Elec. 1 300 1 1714 £S0 (&SQ)
Survey Q0 Q0 290 FQ
3 G0 2 94646 1 870 1 195

3.4. !Preparation_and_Oapproval of Flanning_ Lavouts ard
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1 The Department of Physical Flanning (MLGRUD) prepares
layoute for 7 Municipalities and 43 smailer local
authorities. The procedures involved are:

The Frovincial Planning Gfficer prepares the
layout (=ix weeks plus): the local authority
adepts the plan (1 month); the Director of
Physical Planning approves the layout (S=cztion 44)
or technical grounds (1 month).
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Citige nrenare th
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£allcwed aresd

W

ir tayoutsz in halves. The procedures

P-operation of layout (& weeks)i local authority
adeopt the plan (! month)i Ministry cf Locel
Government, Rural and tirban Development approval
on technical and financial criteria (Section 160)
(+ime variez but can be 4 months plus); i there
is npo ericting town planning scheme the plan Goes
cn public evhitition before adoption (21 cays).

Local AQuthorities have tended to critisize the Depar-tment of

Phveicel Planning for delays in apocroval. However the

Departrent defends itself with the follewing fiqures:

(043

£ ONO etandsz per vear approved in terms of Section 150,

19840 16 lavoutz approved (Secticn 44)
1eg7: 12 lavouts approved (Section £4)
1929: 72 lzvouts approved (Section 44)
1239 15 layouts approved (Section 44%).

Monethealezs lc-al authoriiies have called for delegsted
approvel powers to provincial level. Such powers ware
cdelegated in the early 1920s but ware subsequently withcrawn
naclk +to Heaad Dffice level bacauss of the politjcél’prESEUﬁeé
placed on Frovincial! Flanning OFficks to approvs unscund
nlanning layoute for political expediencyv. It is therefore
unlilkely that the Department will consideir such delegaticn

0f pnue-s again,

lans appear to be nct 5 muah
preparaticn stage.

Delays wi*h resnect to layout
in the approval stage as in th

D
=

1. There is a shortage of exneriencsd tcwn planning
officers in the Department of Fhysical Planning.

Furthermore rural planning issues tand to get pricrity over
urban planning layouts because on the one hard rural
nriorities dominate the national scene and o' the other hanc
because rural planning issues tend to be less compl icated
than those fournd in urban areas. Al! of this 1pad to the

delays in the preparaticn of nlans.

2. There is a lack of adequate consulation between local
authcrities and the Department of Physical Flanning and
$requently insufficient detail is initially forwarded by the
local! authority.

DREAST RECOMMENMDATIONS

1. Notimg *that the Department of Physical Planning does
not have suf<ficient internal resources; that planners
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professicnal fees are low: that costs of fees can be
subsidiceed by stand sale Prices of ccmmerciel/ irndustrial/s
madium density recidesntial uses: and that the inflation rate

in the constructicn sector ic presently 2,5% per month, it
is recommended +het local authorities male greater use of
private sector planners tc prepare layouts cn their behalf.

2. Notinge *het plan approval periods are sometimes delayed
due to lack of adequate concsultation between the local
authority and the Deparimant of Fhysizal Flaning and by lack
0f detail being fcrwarded bv the local authocrity it is
recommended tha* the following procedurec be acopted to
facilitate areater liaison during plan preparation:

In the care of layoute preperzd by the Frovincieal rlanning

Dfficers for Section 44 acproval:

a) Provincial Flanning Officer prepares draft layout planj

D) Frovincial Planning Qfficer submits draft plan te Hsad
Rifice Ffor preliminarv commenta;

c) Fraovincial Planring Cfficer incorporates Head Gffice’s
comrents 2ntd cubmits planm to local authority for
comments or acop+ticn; '

¢) Provinciel Flanning D<ficer submits plan noting local

autheoritiey’s adoption to Head Cffice for approval.

In the c2s2 of layouts preparec by the loca: authority £z
Ezction 140 approval:

2) l1ocal authurity prepares draft lavout plang

b3 submits draft te Previncial Flanning Of<fice for
techihiczcal comments:

c) incorncrates Provincial Flanning Officer’s comments and
draws up covering implementaticn propccal 53

d) draftt plan and report submitted to Council for
approval;

e) plen, report and Frovincial Planning Officer’s comments
submitted to Ministry of Local Government, Fural and
Urban Development and copied to Director of Physical
Flanning fcr approval,
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The prezent cadastre system in Zimbabwe:

1. in‘ormation lodged at the Registerer cf Deeds (unique
hams anc locality of Property; extent of property: name
of owner/s; conditiorns of title);

2, survey diagram lodoed at Surveyor General’s orfice.

fltheouch this sSystem is comprehencsive and has thus been
criticized esg timo consuming, Zimbabwe has a history o+
hever having had an _unrezolvad !and dispute.

Main Teguee

1. There is an acute shortage o+ 1and surveyors in the
couniry - *here are only 17 country wide cf whom 11 are
based in Herare. The University of Zimbabwe now runs a
leeal course in Survey Training and 4 graduates completed
the courze at +he end of 198% and have now Completed the
articles;: there were 12 graduates in 1990,

Thus there has heean almost a 100% increase in the number of
Surveveocrs over the last 2 years. However due to the low

. fees cherged by survevors (fiuad in terms of a statutory
instrument) fany of the recznt graduates have lcoked tc
outside the country for employment cpportunities,

2. A number o<f elternatives to +he present cadastre SVYsSLeEMm
have been explored. For exemple the air-merking of stand
Youndaries whichk would facilitate the uyze Of aerial
photogranhe ac recordess the use o< catelite ima2gery: the
SUITVEY ©F Blnclk bhounderiac nly.

However civen the small stand sizec ‘and the call T0 further
reduce <tand frontages) it has Seen found that none cf these
methods resulte in effective cost or time saving. It stould
be noted that once commissicned & surveyor can survey 1090
stands everv 2 w=aake, Therefore theorotically the 33
surveyors should be abla to survey 165 000 stands per year.

1 Dalavs are frequently cauveed Brior to a surveyor being
ommiscioned, In the case of state land, the Department of
Phveical Planning sends approved layouts to the USLO which
(as a non-technical office) in turn instructs the Surveycr
Eeneral to survey, u2 to shortages o< staff, the 356
commissions a private Surveyor. If this private SuUrveyocr
has quer-ies on the leyout, he muct J0 back along this chain
Ot offices ta tho 0-i1ginal planner in order to have his
cuery anewered. Thig process prior tc the actual sSurvey
being undertalien can ta2ke anywhere from 4 weeks to 2 years.



Dur tc the shcortage ot enper:cnced planners, lack of travel
votes for field ipszpectiore and clanning survzvs, lack of
adeaquate bas : renscss amongst planners

acy (ecspecially
nunber of une ary delayes are cau
approved plan has been commicssioped
anomolies between the plan and the a
existinc development on the ground.

1
n
0f the nred n wonan settings), a
ed once a survey of an
cauce theres are

tual cenditien of

no’mw
4]

. Delays in approval cf General Flans by the Survevyer
enerale Office.

G)

At precert, due ta the ehortage of sitilled stafs, the
approval of clans submitted By private land sur-veyors to the
Survevor Gene-al’c office talec epproximately 10 months for
processinc. However a solution ic in hand and the Surveyor
General hae instructed private land surveyors to check their
worl acrording tc an initia! check izt before passing cn
the planz to hic office for approvel. Once the grecent
bzclloe is cvercocme i+ is erpected that future approvals
will take onlvy 2 months,

o+

of never having had
Coi"cus cadastre
ZE are no:- pocsikle
T anc thz need <far
at the Univeristy
number cf land
that the present
-— -

Sursy BEo owes

td w
3
N e
I e e

v

oy

ACUT RSy mkan
Timbabwe iz |<n
curveyore everv wvoar,

i
dalavs cauced byv tho need Lor cicazt

v= luY rt )

2. Noting *h2t much *ime ic lost bztuesn the time from
which a plar is approved by DFP to whepr a surveyor is
comnicsirned, i+t is 2commended that DEP suomits copios oF
apprevad plans simultaneously to UELO and tc the S5s G+
Thue the S6 may immediately begin preparing the brief to
cemmicesior a private survevor and send the brief on a:c
2. USLD comfirmz *hot i* has cufficiernt funds te pay <or
Strvey,

3. Noeting that plan ancomclies cause concsderc &
it ie recommended that the SG°g Rifice ceonpies i i
the Survevo~ to the relevart ©-ovincizl FPlanning Of+i
(which prenpares the plar) and that su-veycr:z liaise d
with =90c when guerving layout dotails. The onuz is
th2 FFO to appraise its Heoad 0ffice and USLO of any

amendments made.



4, NAasirn that plan ahomqlxeqac=veq conciderable celays -
and that +hece are eoFi=n rccted in inadequate beée M&RL1Nng,
it e merammerded thot DEF z+sempe to fI11 itz exisfing
vacant post of Chief Technician {(Survey) with an
euperiencod. recicstered land gurveyosr who would be
recponeille for clcecoely cunervisino Lthz Department’s survey
team and for imoroving the base meapping provided to the Town
Plannars It iz reocommendnrd thet e crt: be made tc Findg
fundn to *en up th= poct’s  calary to a competitive zcale.
"Land Cr.gincc Mzchinigms Coget Feceovery Izzuss” by

Thre Ministry of Leeal! Geovernment, Sural and Urban
Develaonment’s policy for all urban local eutheorities in the
country 1€ thats

(1) Canital coots of the house (zupersiructure, rcads and
storm wa*ter d-airage, intrinsic larnd value and survey f=2es,
water and sepwerace conrection feeps and capitalised interest)
are recoupnad cdirect from househeldes through the purchase

anwpoment.

(Y Cooital coste of water and ccwerage within the ecstate
ars regauned from unifcre tariffz charged acrcos all high
density surpube. In many cazes this *a-iff i being applied
me-e and meove unifeormly acreezs the city as & whoie in line
with the = celled "one city" concest. For erample Harare
doos thiz 100%, Mutare onlv 200,

2) Ooe-ation a2nd maintsnance and adminisiration cosis are
recouped from menthly supplementary charges or ratss,

MaIN TSCliZE:

1. Unlike increzeces in rates in low density/high income
2reas which are the responsibility of the local authority,
increases in tarif+4s ancd supplementary chargesz in the high
density/law income areas must be approved by the Minister of
Local Government, Rural end Urban Developmznt. This
situation exists btecause pricr te independance the high
density areas where adminictered by appointed public
administrators with no economic backgrocund., The hcusing
areas had no political rep-esentation on the locail councils,
In some casas at the end of the financial year i{f there were
deficits, the ccninistratorse would unilateraly increacse
csupplementary cherges or beer prices (the latter aire paid
into the housirnrg accounts).,

To counto-act the obvious social and political displeasure
of rezidentse with thece increz2ses, it became leaicslated that
the Minister must approve increases in tariffis and
supplementary charges in the high density areas. Atter
indppendence the Minicter took & firm view thet proper
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" Ffinanci a) “high censity nousing

steotaronta hHe zept for +ke
éreas’ and he new. perscnallv approves any tariffs increaces.

@5 a recult there are frequently delaye in apdroving tarifsf
increasss which etacerbates +the viztility prcbiems of
courcilna seeling borraowing power [pprovels. Today, sometime
after indeﬁendence, the hiech density areas ars well
represented or the 1pcal authoritises arnd +he Minicter’s role
25 public gusadian seems to have <allen avay.

2. Cne city concept versus direct and Full cost recovery
frem hanet riez

Cne ACcounting sycstem argues that all capital costs of
irfrastructure should be rezouped direccly from
beneficiaries through *he sale prices of stends. This
system ig reletively simple to adminicster, it provides a
Cirect record of develoopment costs, and *the beneficiary ig
able to pav in accordance wiith the gize of his/her stand.

The alternative optiorn ie for water- and sewerage capitxl
Ceste to b2 cffset cver the city tarifis az & whole and
arortisecd over o lorger time period. The rationale for this
is Zthat irterpats of infrastructure loans becaome payabie
afte- 4 monthe of the draw down of funds. Therefore a )
benefiziary vwould Rave to ctart pPaying mcnthiy charces

whather or rot he or che had vat huilt a house and move:
Onto thz stand end were using water and s2wWerage.,

DRAFT RECOMMENDETTONS

1. Moting that urban local authorities are enpowered to
aprrove rate incresaeses in 1lcow density sursurbs by themss=lives
but that they must gain minictericl approval for increasing
tariffz which in turn Ceauses dzlays in approval of tcrrcwing
powere and i pat inm l'eeping with *he one city policy, it is
rRecmaended that the need <cr Ministerial apgproval for
fncreaces in ta-iffe and supplementary charges in high
density arees be zboliczhed,

2. Noting that 211 local authorities are moving toward a

one city concept for political reascns and as a means cf
maintaining revenues, it is recommerded that the current
system of recouping water and sewerage cepital costs acrocsg
the city a=s a whole he maintzined and be extended to include
servicing eof raw land Oy private develcpers.

{(Note: Some confusion ericts as to the definition cf on-site
and off-site infrastructure costs. The Ministry of Local
Government, Rural end Urban Diavelopment and the Ministry of
FPublic Construction and Mational Housing are nct in
adreement or this point. This iesue need tc be resolved
before a €inal recommendation can be made.)



GRCU= REPCRTS:

The following is a surmary of the key constraints identified
by the werking Group sesciones. Where two cor mor:= groups
discussed the sanme issue, the corctraints presented have
boen cenceclidated.

Reoort 1:

kingy -

1. The present procedures on land acquisition are too
bureauc~atic and are excessively centralisad. For xampla
with respect o consultation procedures and with respect to

central covernment (MFEFD iz removed <rom land pressures
felt at laz2! levele),

2. aclk of nercorne!, fundx, paterial and equipmant fcr
identifying lend needs and cerrying out the nececzsary
technical procedures +po effeoct acgquiziticn., For enample the
lack of valuers: tke lacl of toregraphical mape at csuwitable

‘ezales.

3. Cutlay of ranital and aczumulericn of interasz< without
dirzct and immediate returns rlaces a burcden on local
authorities vwho wish to acqui~» land in adsance of
develcpment (cpperturity costs),

4, The raw land ma-ket within and adjacent +o lccal
Futheority arees &re cubiect to saeculative marliets and thisg
lescs to high land costz. Non-virgin land in and arcund
cities and tcwns tends tc be highly develcped and hence
attracts high prices.

S. The besis on which some valuations are carricd out are

i
unrealistic. leading to reluctarce of owners tc =el! their
land.

6. The non-availability of suvitable lend <or licusing

development 1n and around cities and teowns. This cbviously
varies fram town to town bu* mozt tcwns have areas of vieis
Or areas which are difficult to sower and drain.

7. The outdated land use zoning restrictions found in many
towns inhibits the uce of otheruise suitable land for
housing,
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Repo-t 2: Land Fundinc
!, (a) Delays ard lack of liason in approvel of borrowing
nowers,

{b) Lack of carry over provicion of ubklic funds fr-om
one viscal vear to onothcr.

2. (a) Lecisletive recstrictions on Fuilcding Socizties
Farticipaticn.

(b) The prosent regpavaert to income facior set by
covernmant (27%) ics tco resirictive,

3. Low incoms stand pricss are adverc: \
|excessive land reguiremenis oFf putlic fzcilitd

3, Unrealicst:

lcally low olot prices cherged adversely
affectse the rol}

—Over cepacity of revoivine funds.

<. Governmont (UISLQ) amd =sorn lozal authoriiy stand sels
AZreements inhitit heme ovners {ram Cotaining moroage loan
hy reauviripg thet *-ancier ia efzrred until the z=tand has
bren paid for and develcpment zommenced.

!, The non-aveilakility and high cost of materials:
imported electrical componsnts and ecguioment, cemeni, eic,
2. Minimum health criteria, hich acoirationz and political
influence limit thz scope <o~ reducing standards,

3. Nonetheless +tere ic a restricted range oT szsrvice
level crticns which has been e plored to-date.

. A ehoa~taoe o0f technicel manoower particularly {for
decsion and implementation cta ages.

S, The hiaoh capital cocts 0+ ipfrastructurs (particularily
of roads where standardcs arc freguently teo hich) linked +o
low affordability of beneficiery housa2holds resiricts aczess
to sheltar,

6. There is ap unclear decign population criteria used
from area to area (particularly with respect to the cfficial
and de_f22tn occuparcy ~otez of housing).

7. Lack of togpographical survey mape at a suitable scale.
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Foport a: Planninc_and _Housine Folizy and _Leoal Constirsinks

l;f”hIhQMSQOmT minimum plot size is too expensive anc
wasteful of .land.

2. “fThe‘land ucse planning stancards are wasteful and
inflexible.

3. The housing policy as a2 whole including cther design
standards (for exenple rcads, SO0mZ core house and type OfF
"houss etc., ie inflexible).

q. Theave is *co irfrequent a review of hcusing policy.
5. conflicting and overlagping roles of ministries
particulerly Ministry of Public Constructicn and Mzational
Housina/Miniatry of Loceal Government, Rural and Urban
Development, Thic irn *urn leads to a lack cf intecrated
n)l anning and imolementation teams in housing projects.

. The: needs ©f the lowest and middle in Zgrouns are

& com
not Addresaed in currert houcsing policy and these households:
1

sclk emy choice over the shzelter supplied.

7. Cumhersone procedures and lack of manpower oreate
elave in survey and planning.

=] The currant prac*ices of dual cwnership leacds to the

-

letting of substandard rentzl aczomcdation,

9. The current hioh ra*te of urbanisaticn/inmicra
it difficult for local authorities to provide suf
housing for inmigrants resulting in squatting.

-h"U

10. The perennial conflict be*tweer politiuians and
orofeszcicnals in the de2cicion making proc €s5.

Lenal Matterqg:

1. The inflexible interpretation of building regulations
by certain local authorities. In some instances by-laws are
extremely outdated.

2. The procedures of approving plans i.e. Master Flans and
Local Flans and the difficulty in changing the provisions of
eristing plans e.q. with respect %o road widths anc
dercitiec,.

3. A lack of claritv in the law regarding the status o7
informal hcusing.
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5. The recstrictive professional cooes of various
institutrs,
S. The higk minimum building clause

1. Shertzges and soaring prices particular ly of thoce
materials with a hich foreign currency component.

2. ¢ reluctsncs to accept indigencus metarials of an
accenteble standard (eg. feorm bricke) and the lack of
pricrity civen fc racearch intec elternative technclcay.

I The meterials perfomance s*andards eset (particularly by
lczal authe-ities and building societies) are toc high for
low cost housing.

Al Inedequate lozal capaczitv in the praduction of building
Dot e

Rzport &! Survev armg Tlarring Regus remer

1. Delays in approvaele by the Miniatry of Local
Covernrent, Rural ard Urban Dzveleopment,
z Inedeguate concsultation betwsen Dzpartment of FPhyvsical
Flansine and Local Auttorities,
z. Lecli of aodrruate Haze m2oping oF up to-dite georial
prothcrante,
a4, Shortage of charterzd lond sSurveyors and enneriencsd
town planmers,
S. Frequent misplecing of plans a* Ministry of Lccal

1

Government., Rural and Usbean Dev=!opment.

6. Absence of ctatutory planning documents (eg. Master
Plans) in most local authorities

7. Cperative Town Planning Schemas frequently tco rigid.

8. Lergthy planning procedures resulting in system Seing
unrecponsi ve to immediate development needs and cha g &5,

s. Delayxs in the applicaticn for title transfer approvals.
10, Lecl of equipment, transpor: and for eign exhange
allozZaticns to the Survevor Generalte cifice,
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GENESe!

S KRICOMMENTED Ti4aT:

Improve zo-ordination betwaen Ministry of Local
Covarnmars, Pural ang Urbarn Dswvelepment and Ministry of
Fublic Corziruction ord flational Houzing by thenm maicing
Jjoint Ropusiro and related FEIF =ubmicsione teo Mimiet-y
0f Finante, E-angaic Flamning and Dzvzloprment (Sesz 3.15
FOr orrmanent s2lutiony,

I'n view of +he tho~tzge of sikilied mznpower, the
Pinistry of Hicher Gdustson tc ensute an increased
intelbe of etidente £o- 2nginzeiring, architesture and
land and cuantitw SuTvevicg at the Univarsityes and

collenes.

That FCC »qc | ac introduace tocknicianz ans JCurnEymen
graces below survevorec, encineers, apd plsnnefs.with
Hmited wrempneaihilitine whesm thayv do not o
adequate numberc, Efforts to he made tha+ t
technicianz be gQivan an opportunity to upgre

st in

The Government chould consider reccgnitizn of Ezgstsrn
Elocl: gualifications by local praofessicgnal

inatituticng,
Remove: cales ran fepn builcing matsrials,

MFCNH and Technical Centre of Mirictry of Industry and
Technologyv in zollabhoration with MNGQRe end othzr
interested parties should intensity roseerck into
alternative technologies,

Lozal outherity Suilding inspectors Lo fraincd L0 use
building reaulatione with a view to 2nabling rather
m

than prohibiting de

<
0
8]
"

More forey shogld he provided for p
2nt etec. For building meterial
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S b c 3 -
atiecn cf marar plans
Subject and Friority
rec, guicelines or

Lozal Puthorities speed up
end local plaens especially
Flzane in the case of ema
forr land use and growth

3. €irenginen traininge programme for land surveyors,
b. easze reszt-icitioans on expetriate surseyors,

€. u=e labour-saving tcechncolcogies,

d. euplore cibility of using certificetz oF
tccupatien for cellateral purposes,.

-ty

Commission a study certificates of occupation used
in countries ir the |egion in lieu of Title Deeds.

SETANDARDE

Greater attention to sound planning principles be tawen
into account in the seleztion of lcoccations for rnew

satilemante/tounc/arouth oointe,

im conenlistion with MOE, MOHK and L.hAc.

The Ministry of Fublic Constr-ucticon and Netioral
Housing to wori with the fgur zities g aralyse current
infrastructure desicns, with & view to idsntifying
poz=ible savings with current standards and with
alternative s2rvice levels and building materials
(indigerous vere possible) e.0.

Foades

1. Mirimum culvert cdiameter- - 450 nb,

2. Wide V-drains *o avnid culvert crecesings and
bepefizieries to pay fo- eccezeas if they require
thenm,

2. Dis*ric* end lLocal roade to be surfacad.

Access roads to plots to be ghaged in situ
materia2le in suitahlz material (gravel).
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Water

1, The cheapast availzble meterial (plipe should be
vzed.

2. Self help cigging ancd beckfilling for upgrading
proiects enlvy.

3. Avoid concrete surrouncds bty providing good bedding
arnd adeauate cover at road crossings.

Sewereage

g for wuate-,

far wate-,

fcir water.

. Lavine of piones to be
layers at recommended

LYR IS IS
DDD
gt

8]

ne by gual:fied crain
ad ents.

v 00 lf) L
b
m s

3. Standpipes and blair t ctz he accept=ad on 3I00m2
ainicuTn size with & preperl  planned laycut sor
future vwpgrading in cuvtlving =zreas 0f the
+ow“¢/rhr~—uwhar areas or €amall centres,

Adont roalistic degign populétion criteria which,
aznumine multiple ozcupancy,. are bassd on enisting
conditipns (lodging) (lozal! Authority/TEQ).

Dep=ndine eon lcecaticn, plct zizes ible
ne shoeld -anae from 1T0RITS to TO0mZ. This amendnznl
to be gffescted by the MFZMH for all future schemes.

iz Lfar oz A :tlp, ma:xioumn fooringo shouid be 10m,
side buiicding limes of mp-~e thern 0 0 Lo De rsiained,

MOE, MF. DTE, LA fto raovige current stancn:

2 é
provision of public facilifies (i.e. ~oads, =soncll
hospitals) with & view to r2gucing them.

MLGRUD in ronsultat*i
farchitect= should <n
Building Bv-laws talki

on with LAs, Encinesrs and
e=d up 2varnination of Mod=l
rc into accourt locceal conditions,

PRLICY

L.As to c-eate 2 multi—-dicsgiolinarvy unit zpecifically
tasked with respeneibijiityv of identifving lard needs
and maving first discreet arproaches In a business like
mapner tn nunercs ¥ suitable lard for kousing

devel onmont, Thersaftar the unit would report to

covrcil with tertative agreemene ©f sale.

Aranired land =htould be put +*o procductive and
ronrunerative uze before/until houcing develcpment takes
place.
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10,

ax on undeveloped/undsrCsveloped
£ ownershig,

With a criti-an shortage of valuerse MECHH should hire
private valuers tp augmert thelr vy tien perscnnel.

Ir budoetrv tprme housing ehould bo accor-ded a higher
~ational pric-ity,

Eimplify +he following procecdures:

a. borrowing powers (MLG=UD) .,

h. survey and title (Surveyor Gereral).

Am=2nd Fuilding Society Act to enable +he secieties to

purchas= Peri-urban land and hecome direct devel opers

0f vircin land for *he benefit of applicants on LAs®

housing waiting lict,

Repavmen* to income factor used by government for

oitarantee purposes +o pe revised up to 20% of

househelds income, Informal income should be taken

into accoun+.

Loczl euthorities throuch the Local! Authoritics

Asscciaticne enplore pessibility of rating/taning and

toet af mervicing land use for PuUbiic facilities. Local

Quthoritiec should male provisien for lcwest income

g7oupe rot catered for in convsntional houcing schemes,

20,

a' by setting aszide 1land with basic services and
standards for incremen+z! imprcvement/upgradznt:

o

introduze ultra-lcw cost
2 for rental.

Bearing in mind the <mall element in serviced stand
orices arising from the In“rinsic Lanc Value and the
need to establish viable revolving fund, land prices
be increased tc more realictic replazzment levels

{(La=),

fg-reements of land <2les be amenced to permit transfer
prior development on *he strength of & guarantae
nortoage loan (USLEC ond LAc).

Precent ccnventional home ev:nership cchemes’ policy be
amended to permit ore room and wet block to be
compleied in 24 months with provision to expand
(MFCrIH)
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16.

17.

1g.

21,

<

.. . . . .. 3
Teplemantation of housing policy be conlinuouly
monitored and reviewcd owvees LwC yones (MUZRUD, MPZHH

A1l housing ard 1o
Ministry (until thiz R

0l lnwed).

Mived densities ke 2 oted in 211 fyturs= housing
schemes (MLERUD, bFr, LAz}

Where suhstandard Settlenents erist in aresas Tched
residential, _a proocramme of uparading bes undsrtakenr by
LAs and ~esidente.

DPE/MLGRUD should delegata approval of leayouts oF
502 stands or lpss €0 =e0s,

The neerd far Ministerial epproval for increases in
ta~iffs and supplem=ntary charges bes akbolished
(MILGRUD) ,

A zomnon policv or setting stand prices be adopted for
all on-site infractructure finciuding watsr and szwer

‘reticulation) a2nd intrimeic lang value (MPTNH anc

ML.GRLUID) .

ODff—cite infrastructure zhould be charsed o rates any
£ ng Frivets

teriffs in respect of Local Authority
DPevelopmente.

o

App-val of amerndments 5 Town Flanning Schemes/_ccai
Planes be decentralised +n Frowinzial Levwzd 5y Lhe
Provincial Flenning Ufficer).
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£,
= Ctatpmort Ry M- Y, U=k

Serf)emonts_ (SRRITAT),

Reprosectiative
M- Werlrooe noterd that the Waorkehon hea? been spetivically
orecanisad to considor the preovicie~ of cshsltsr for lower
InCome familing,
Cne of the toz+ vering issuns whick had faced participants
threuvnkous thess celiberations had been whectiner cne shoule
2=sict ac ranv kouscholds ac possible o only those who
could afford a cortain ctandard. The prs=cznt standards
beirg uced in the country were heneficial for thooe who
could affor-d thzm,  Howover For the 724 cf households that
conld ~pt afiord ther. these ctandords were an inadequate
sciution,
Ho further wont eon +o note thet in some countries the
authorities eonlv provided Fay, unsarviced land vor in-
migrant=s to the cities, Individue] houeeholds then had 4o
use their cwn rezcurceos for E2-vices and consiruction o2
their hpuzes. The benefi* of thic rolicy wag that rates
(albeit low) we~z paig far thiz l:znd tz the local
puthorising,
Foverrmond and 1g- Futhoridties should be enaklerz of
develooment ance hie sarefu] trhat they wore nol in Ffact
oraverting devel onment.,
Sinallv M- Wehiraos called o e Woriigbon orgacizers to
ensure that +k riviated to as

canv jadividis

M~ Martin ncted *hat the Horbehep had brousht te bear
fruitegl discuszion on e rnumbor of irportant izzues. gEven
i€ the rececmmendatinrg wore not adeoptasd as a whole as
netional nolicy thoy sisuld nonetholzss have made a lasting
cenftribution %c houcing relicy in the country.

______________ —_——— Al Sy
Commurity Services, City nf fule
the Sinal Dav'e Sracesdings

M- Macagula noted that the participants had worted hard over
the past threoe days. He called uron the lorkshog oroanisers
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