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ABSTRACT V<-

Zi1ibabwve is currently facing a nationlpj housing shortage. The major constraintsresources; to housingescalating 

delivery in tiffs country a.re: lack of adequate firlmcial resources; limited human and institutiondcosts of building materials and equipment;surveyed and serviced land. Tie purpose of this study is 
and inadequate provision ofaffecting the provision of surveyed and serviced land in the country and 

to review the procedures and issuessolutions to problems. to identify possiblerelatively affordable but 
Tile study has two primary concerns: that the costaction may be required of serviced land isin the future to continue to keep solutions 

affordable to both the public sector and the beneficiaries; and that the system by which land is 
acquired, subdivided and serviced for high density housing works relatively well but there 
bottlenecks in the administration of the land delivery system which result in higher costs. 
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1. INTRODUCTION
 

1. 1.BackqroLnd to the Study 

Zimbabwe is currently..fcing what the Ministy of Public 
Construction and National Housing has called a "national 
housing shortage". The total housing demand (for both rural 
and urban areas) has been calculated as being 1 950 000 
dwelling units for- all income groups for the period 1986­
2000. Of this, the Ministry calculates that over th° same 
period, 270 000 d.u.s will have to be constructed in the 
coLntry's urban areas. This would be necessary to meet tha 
existing housing backlog, replace substandard L1jt! and meet 
the needs of the growth in urban populations. (I)
Approximately 70% of these units are needed by low income 
hoLuseholds. (2) 

To under-stand the magnitude of this challenge one mtchnt 
consider the fact 
that over the period 1980-1985, only 
d.u.s were constructed. 

Although the First Five Year National Development Plan (1986 
- 1990) proposes the ambitious annual construction of 18 000 
d.u.s this will not eliminate the housing backlog over the 
Plan period. The MPCNH has acknowledged that the major
 
constraints facing housing delivery are:
 

1. Lack of adequate financial resources; 

2. Limited human and institutional resources; 

(1) The estimate assumes that I d.u./household (i.e. 3,99 
persons) needs to be constructed, i.e. it does not 
leqitimise the de facto existence of lodqing. An alterntv2 
sotirce (R. Martin et al, 1985) has arqued thaL ) Ii.' 
present practice of lodqinq were to e. 'contitnLe, 11! 
be, in reality, 6,45 persons/d.u. There wo,.ild then be G2:i.'-,,. 
for some 167 000 d.u.s over the period. 

Note : du = dwelling unit - a unit of shelter designed for 
use by one household. It can refer to ei ther an" attached or 
detached shelter type. 

(2) For the purposes of this Report, the MPCNH'S 
definitions, (derived from the Central Statistical Office) 
are used, viz. 

a) Low income: Households with monthly incomes oz less 
than ZS485; 
b) Middle income: Households with monthly incow.=s
 
between Z$487 - Z$1000; 
c) High income: Households with monthly inccnes qrc2-ter 
than Z51001. 
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3. Escalating costs of 
building materials and equipment
 
and
 

4. Inadequate provision of surveyed servicadand land. 

The purpose of this study is to review the procedures andissues affecting 
the last of these constraints namely theprovision of surveyed servicedand land in the country and 
to identify possible solutions to problems. 

A consideration of building 
 standards and 
land utilizaticn

forms a fuirther part of this study. These issues are
discussed with respect to both appropriateness andaffordability. Finally there is a review of cost recovery

and subsidisy mechanisms in place and the land survey 
requirements.
 

1.2. St:dy flbiectives and MethodolnoQy
The study has two 
 primary concerns. As defined in the

consultant's Terms of Reference (see Annexe A), these are;
 

- that the cost of serviced land is relatively
affordable but 
 action may be required in the future to

continue to kt-lu solLtion[s affgrd3ble to bQ-_t th 
pLblic sector and the bene-iciaries; 

- that the system by which land is acquired,

subdivided and serviced for high density housing works 
relatively well but tbre are hottlenecjIsjn teIadministration of the land delivery svstzqn which resulti~_Ln he r costs 

The study is divided into two phases. Phase 1, reported in
this volume reviews the agencies and procedtires involved in

the land -cquisition and delivery system, 
 building standards 
And land utilization, surveying And cross-sLibsi di es in 
infrastructure cost recovery. 

The report deals with each of 
the above issues by reviewing
existing procedures and conditions, assessing their
performance and recommending possible means of strengthening
 
or streamlining procedures.
 

Phase 2, to follow, will involve a survey of a 
representative sample of households living in high density
 
areas to assess 
ways in which they currently make use of

land within their plots and their preferred options in 
terms

of services required and plot sizes 
 taking into account 
different levels of 
affordability.
 



2. THE LAND DELIVERY SYSTEM
 

2.1 FnictinQ rcinditions
 

(i) Anencies involved ;
 
Land for" high density (3) housing in the urban areas is
 
acquired and serviced for future built development by a
 
number of different agencies. The agencies involved are the
 
following :
 

a) Municipalities
 

There are 11 municipalities in Zimbabwe, proclaime-d 'n 
of Section 4 of the Urban Councils Act (Cap 214). Tz: :, ,:.r
 
- the 4 cities of Harare, Bulawayo, Mutare and Gweru, and 

- the 7 municipal areas of Masvingo, Cninhoyi, Kwekwe, 
Kadoma, Chegutu, Redcliffe and Marondera.
 

All local authorities which have attained municipal sta;tus
 
are empowered in terms of Section 98 of the Urban Couricils 
Act to acquire (by way of purchase, exchange, donation, 
lease or expropriation) any land within or outside the
 
municipal area for high density housing amongst other
 
devel opment.
 

If the land in question falls outside of a town planning

scheme or Master Plan or Local Plan boundary, then t.
 

Minister of LGRUD must approve the acquisition. This is to 
ensure that development'is not on an ad ho,: basis but in 
accordance with sound town planning principles. The 
linister's approval does not require the prior preparation 
of a Master Pl an or Local Plan which are compreherisi ve 
statuitory docLuments. It merely requires technical 
justification by the local authority covering matters such 
as the sustability of the land for the proposed development, 
the Cnuncil's ability to service the land arid f:h ' : 
servi cinq. 

If the land in question falls within an existing town 
planning scheme/master/local plan boundary then the local 
altho,-ity may acquire, service and survey the land wi t. hout 
further reference to the Minister or to any central 
Government department. 

b) Lrbn tate Land Office. MI GRIJI_ 

The MLGRUD, throLIgh its Urban State Land Office, acquires 
land on behalf of all other local authorities viz.
 

(3) Throtiqhout this report the term "high density" is used
 
as a synonym for "low income" as the term of choice used by
 
the Government of Zimbabwe.
 



FIGURE 1:- LAND DELIVERY PROCEDURES
 

FOLLOWED BY MUNICIPALITIES
 
AVERAGE LEAD TIME : 1.6 - 2 YEARS 
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-the 7 other urban councils 
in the country

comprising the 4 town Councils 
(of Victoria Falls,
Shurugwi,Kariba and Chitungwiza) and the 3 Local
Boards (of Chirundu,Hwange and Epwort-); 
and
 

-the 
50 high density townships in the designated
 
areas within Rural 
Council areas of 
: 

Amandas 
 Filabusi 
 Mtorashanga

Banket 
 Glendale 
 Mutoko
Beatrice 
 Golden Valley 
 MvumdBeitbridge 
 Gutu 
 Mvur-wi
Bindura 
 Gwanda 
 Norton

Centenary 
 Headlands 
 Nyanga
Chatsworth 
 Karoi 
 Nyazura
Chimanimani 
 Lalapanzi 
 Odzi
Chipinge 
 Lions Den 
 Penhalonga
Chiredzi 
 Macheke 
 Raf firigor aChirundu 
 Makut i RusapeChivhu Mashava 
 RutengaConcessi on 
 Mazowe 
 RuwaDete Mount Darwin ShamnvaDarwendale 
 Msuna Mouth Trelawney
Esigondini 


West Nicholson
 

Zvi shavane
 
Land thus acquired 
 by the state can then either be servicedby means of the 
 State Land Development vote 
of the L'!LC,
(grant funds from Treasury) or by the local authority makinguse of loan 
funds from the General Loan Fund.
 

c) 
 Urban Development Corporation. MI.GRI.ID 

The UDCorp is 
a parastatal body established 
inder the MLGRUD
in 1986. 
 The UDCorp has extremely broad 
 objectives
 
including :
 

- "to encourage and assist local authorities 
.... toplan and co-ordinate urban growth and development
within development areas" 
(Section 19 (a), 
UDCorp Act); 

- "to assist in the provision of hotsing and social
facilities within development areas" 
(Section 19 (c),
UDCorp Act); 

-"to 
acquire immovable property necessary or

convenient for the exercise of 
its (the UD Corp's)
functions (Part 3 of 
Schedule, UDCorp Act).
 

UDCorp's role 
is seen 
 by its mother - Ministry as nr- lmuch a land acqui si tion agency, as a faci I i trvL-- c.servicing and surveying land on behalf of (pari, I-, 

http:MI.GRI.ID


FI!UR5 2: LAND DELIVERY PROCEDURES
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smaller) local authorities. However given that 
it has only

very recently been established, it 
has not as yet proved its
 
capabilities in this respect.
 

d) Ministry of L-ands, AqricUltUre and Rural Resettlement
 

In terms of Section 
 99 of the Urban Councils Act. a local

authority has 
 powers to expropriate land 
 from a private

owner if 
it proves to the Minister of LGRUD that the 
land is
 
needed for its purposes and that it is 
 unable to acquire

such land throgiqh reasonable terms of 
 agreement with the
 
owner.
 

The procedures for land expropriation are governed- Dy 
tne
 
Land Acquisition 
Act, 1985 which is administered by the
 
MLARR. In 
terms of this Act too (Section 6) any owner of
rural land may not sell it 
 without first obtaininq

"certificate of 

a
 
no present interest". This certifies that


the Government has no present 
interest in acquiring the la.nd
 
for (amongst other things) 
 town and country planninq
 
purposes.
 

Thus from a legal point of view, local aLthorities and the
 
state have 
 strong powers to acquire land and have the rioht
 
of first refusal 
over all rural land for any expansion of
 
urban areas.
 

The MLARR has expressed some concern 
that as Li1-ban a.... s

expand, they are encroaching 
onto prime agricultural land.
 
Urban development of high density 
housing in particular

calls for relatively flat, 
well drained soils - criteria for

excellent arable 
 lands. However other than in the 
case of

Harare (which has recently expanded very rapidly soU th
 
eastwards, the Ministry's views are 
not reqarded with much
sympathy by local authorities, nor do many private owners of 
rural land seem to object to selling their It-;.' . 
purposes. 

The consLiltant found qtjite The
the reverse to be the case. 

owners of private farms 
on the peripheries of urban areas
 
usually initiate a land 
sale to the local authority or state
 
as their farming operations are hindered by urban
 
encroachment 
(in the form of wood cuttinq, stock thefts.
 
fence thefts, veld fires and similar).
 

e) Private Developers
 

Private developers may acquire and
land on the open market 

develop it or 
high density housing provided that Z­

-the land is zoned in terms of an operative ton.,n

planning scheme/master plan/local plan, for hiqi
 
density housing; or
 



F1GU R! :3LAND DELIVERY PROCEDURES 

FOLLOWED BY PRIVATE DEVELOPE S 
AVERAGE LEAD TIME : 1 - 1.5 YEARS 

aufflifgro er vo MLrR 

DEVELOPER 	 SELLER SURVEYOR G. 
ID I e A" -*, 4,A..rw.-- DEEDS REG. 

.4 aselis8 A om f.el 

PPO 
orgies

*wOdflvelem,

4 Ponta. 

8URVEYOR 

OCeEBE tel *vrery 

I 

is 

Ic 

U	R V EYO0 
GEN. 

DEVELOPER
 

servlces lea 

-	 Iel~le 



-when an operative town plan does not exist but the 
local aUt.io10i ty approves the development because it. is 
in conformity with other land uses. in the area or would 
not have a detr-imental effect on other Lises 2il t ie
 
area.
 

With a few notable exceptions of company housjt)g developmenL
for employees (eq at Ruwa and in many ,iiiinq tWwiis,) private

developers usually apply to the local SIJt Io ic Ly state
or 
for serviced land on which to constt tict houses. lIhey do nout 
have muich experience in lana dcqtlijsiLio anid ser vi cil c. 

Given the present shor-taqes of serviced land aveilobie, ,more
alld ,ror'e local authorities are of fet iiq to sel I r aL', Icrd Lo 
private developers (inclitding hoi.isiiq co-oper-at i ves) vJiJ clh 
the developer must then service and storvey ct its L est.own 

(ii) Fjnancing 

a) Ljiici pali ties 

On acquiring municipal statuis, all imiteicipal iLies (wi tl, I.ire 
possible exception of Har'are ) inherited sr'bsti#,tj,1J tracts
 
of pr-eviotsl y state land as co ,mroriaqe ftitLtr L
fur L*.poiub5 Lil. 
(Commonag-e is land owned by the local auLlthor- ty For "COm:ui r 
or pubI i c Uses; for example open space, pr imar y scloUl s,
local authority offices, and si r.i I .) It is oLt] y ill the 
r'ecerit past that this commonage has beei, ftjl I y develJP ?L1 .:!id 
many ur-ban coanci Is are now having to aicqlire Iad fr' z'r, 
privkte owners. 

The 11 inunici pal iti e.; general I y keep seper ate Reserve
 
ACCOUnts for land purchases. In theorv, they sell ser vi ced
 
p1 ots to oriselholds at presenL day mar ket val e s arid 
 Ltis
 
money goes into the Land Scles account - roll ed over for
 

Lii e ocqul
fi,, land si tions. Ir, practice the acft irce-s 
charged by the municipal iti es (and sma!I"
 
a,, tkhorit ies) tend to be lower- th ,, 
crr erit nm=,i t voi -.
 

This Issu1e Is taken up in Section 2.2.3.
 

The f Intri nsi c Lend Val tie (i .e. I a:id on I y, excIi idi rig
ser'vi ci ni And survey costs) paid by Letief ic aries vi5es 
con,siderabl y front nitnJi cipa i t.y to nitirtcipali ty. Iln Har are 
ihe present II.V charged to beneficiaries is Z4,l,20/jn- (i.e.
approximately Z$360/plot whereas il Gweru the ILV charged is 
Z$'C, 4Oc/m . Both Councils claim that their I.eid Se]es 
accounts show profits. 

However particularly the small municipalities do seek loants 
from the tILGRUD to finance lan' acqui si ticons tlie* ras 18dnd 
sales are only a small fraction of what is required. (A 
recent case in point wa.s that of Redcliffe.) rhiis is 
probably because they turn over smaller ofnumbers 1;!uLs o n 
an infrequent basis compared to the larger authorities. 
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Thus they cannot kek0 up' with inflation in laod prices for
 
future acquisitions.
 

Of the 11 municipalities, only 
 Harare and Bulawayo are
 
permitted (with authority from 
 the Minister of LGRUD 
 and

FEPD) to borrow on 
the open market.
 

All are permitted to borrow from 
 the Building Societies.

However- with the exception of Harare, Gweru and 
 recently

Redcliffe, none 
have availed themselves of 
 this source of
fi narce for servicing of land. 
 This may be due 
 to the
higher interest rates charged 
by the Building Societies.

(For example 
 the City of Harare has borrowed Z$6 million

short term bridging finance from 
 the Central African
Building Society 
to service Budirio 3 and 4 at 
an interest
 
rate of 11,5% per 
annum compared with the Government rate of
 
9, 7.5% per annum.) 

A local authority wishing to borrow from a Building Society
must have this approved by the NLGRUD. The 
 Ministry will
only approve the borrowing powers of 
a local authority from
this source if it is convinced that the aLithority cannot getsi.ifficient fuirds from central Go'vernment sour ces or if the money is needed 
at short notice 
and the local authority

caiinot wai t Linita I 
 the fol owi rig f Inarici al year wheft
sufficient Government funds might. be available. 

Tkis the MIGRUD views borrowing from this source as a lest
resort and applications 
take a long time for vetting and
 
approval .
 

A] 1 muni ci pal i ties (and snial I towns) borrow funds from the
Geerial Loan Fund (administered 
 by the MLGRUD) and
Na I: conal Housi rig 

the 
Fund (admi ni stered by the CWH)I-IF forservicing of land. In both cdses the loans are tnde at aninterest rate of 9,75% per annum, set periodically by MFEPD. 

Money from the GLF is used for the provision of primary bulk
infrastructure (eg trunk sewers and treatment plants, watertreatment works 
 and main pipelines, access roads 
and

similar,) 
i.e. the so-called "off-site"(4) infrastructure.
 

Loans from the NHF 
are used to finance the provision of on­
site infrastructure; 
 i .e. reticulation within the housing
 

(4) For the purposes of this report, "off-site" refers tooutside of the housing estate boundary as a whole. This is
the definition used by the MPCNH and the major donor "on­site" -within. However 
the HLGRUD has not accepted this

definition. 
 The the MLGRUD "on-site" refers 
to within an
individual 
plot boundary. The consequences of this dispute
 
are discussed in section 2.2
 



estate (as well as for building the houses themselves where 
the local authority does this.)
 

The procedures for borrowing from the two funds are as
 
foIlows:
 

NHF:
 
The local authority makes an annual bid to the MPCNH
 
dawing up its proposed housing and infrastructure ... 
programme for the following year.
 

The MPCNH puts the bids of all local authorities
 
to the MFEPD.
 

This total amount is invariably cu by MFEPD depending 
on the national budget. 

The MPCNH then decides how much money should be loc.ned
 
to each local authority. It then advises the MLS, UD at
 
the same time as the local authority of the amount to
 
be allocated.
 

The local authority then applies in duplicate to MLGRUD
 
and MPCNH for approval of borrowing powers to borow
 
this money. The MPCNH considers the layout plan for
 
the area, the number of stands to be developed, the
 
lines of services, how the local authority intends to
 
build houses and the house building plans. Having
 
vetted these details the application is then forwarded
 
formally to the MLGRUD for borrowing powers approval.
 

The MLGRUD has not had much forewarning of th1 e housing 
programme, and as the allocation made by the PCNH from 
its global allocation may or- may not fit in witih the 
amount being allocated from the GLF, the MLGRUD then 
liases with MPCNH and tries to marry the two vot . 
taking into account the local authority's ovr.r& 
ability to repay both loans. The MLGRUD irve,.tz.t.,_ 
the pvall financial viability of the local authority
(not just its housing account) prior to recommendirng

approval of borrowing powers.
 

All applications are then sent to the Minister- for tis 
approval. 

The loan funds must be drawn down or committed in the 
same financial year or else they are sent back to
 
Treasury). Loans are made at an annual interest rate
 
of 9,75% per annum, repayable over a 25 year period.
 

GLF: 
The local authority makes an annual bid in November to 
the MLGRUD detailing its development proposdls. 
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The Ministry compiles the bids submitted by all 
authorities and submits it 
to the Minister for his
 
approval.
 

These bids 
 are then defended in 
January or February at
 
the MFEPD.
 

The MFEPD takes into account the national growth rate
 
and 
assesses how individual urban centres 
are growing

in comparison to this. The amount of 
funds approved ire
therefore limited to this percentage e.g. 1988/89in 

funds were generally allocated 
to allow for 
a 6% urban
 
growth rate.
 

In May or June of 
each year the MFEPD gives a tentative
 
figure as to how much 
has been approved; this amount is

confirmed in the budget statement 
in July or ALIgLst.
 

The local authority is notified of 
this figure; it

advertises its intention to borrow the sunm 
and 30 days

later (the period allowed for public comments or
 
objections) it 
subnits it application for borrowing
 
powers for 
this amount to the MLGRUD.
 

The application is automatically approved as 
it has
 
already been vetted.
 

As in the case of the NFH, money froi 
the GLF is lent
 
at an interest rate of 9,75% per 
annum repayable over
 
25 years.
 

All municipalities endorse a policy of 
fUll cost recovery of

the land and servicing costs 
 from the beneiiciaries.
 
However there 
is 
some cross subsidisation 
across the entire

high density area and 
 in some cases across the city 
as a
whole. This is discussed in more detail 
in Section 6.
 

In terms oi Section 
 100 of the Urban Councils Act, after

purchasing new land for 
 expansion, the municipalities are

obliged to transfer to 
 the State any land required for

police stations and schools, 
 as well as land reserved for
 any other state purposes in terms 
of the town planning

layout for- the area. The state does not 
pay for this larnd.
 

Furthermore, when a 
local authority is 
 granted 1umu1ici pal

statLus 
and the state transfer commonage to the aitdhority, it
retains a further 
10% commonage for 
state purposes. Given
the large sizes of stands set aside for public purposes thecost of such land can be considerable. This 
 is discussed 
further in Section 5. 

b) Urban State Land Office
 , MN.GRUD
 

The USLO, as 
noted above, acquires all land for urban growth 



(including for 
 high density housing) on behalf of 57 local 
authorities in the country. It keeps a seperate Land
 
Acquisition vote- (account) and makes yearly bids to Treasury 
on the basis of requests received from local author.ties. 

The actual amounts granted by Treasury vary from year to 
year depending on the state of the national economy and the
 
degree of urgency for which 
 the land is required. For
 
example in 1968/69 the vote was a mere Z$200 000 - for all 
lands use purchases, not only for hiqh density housing. The 
MFEPD does not support land banking and will only grant
funds for land purchases when there is a compelling need to 
do so.
 

Land sales of state land to 
 individual homeowners varies
 
from area to area depending on the market 
 price of land
 
alfhough present (1989) prices were set some 3 years ago.
At present. typical prices beiog charged for state land sold 
for high density purposes (6) are as follows:
 

Chitungwiza Z$1,65/mL
 
Bindura : Z$1,15/m 2
 

Karoi : Z$1, 00/ m !4
 
Rusape : I,O0/m2
 

Chi pi nge Z$l , 00/1m
 
Chatsworth Z$0,75c/m
 

These -rices are for a typical plot which has . s- v c _
(particularly a road access and piped water) to the stafnd 

boundary. Direct servicing costs are not calculated but are 
an estimated 75% of the land sale price. Irtrinsic land 
values are therefore only approximately 25% of the above 
costs. I 

The Regional Valuation Office keeps these larid sales orces
 
low so as not to discourage growth in the .. t-:I 

cent res.
 

25/ of the money raised from the sale of state 1rind goes
back to the Central Treasury rather than back into the 
Ministry's Land Acquisition vote. 75% of the amount raised 
from land sales in a particular area is given by PILGRUD back< 
to the small local authority of the area into an endowment 
fund to offset servicing costs of land. However this amount 
if very small in comparison to the land servicirig needs. It 
is generally about ZS200 000 pa for the whole country. 

As in the case of municipalities, land reserved for stat.-e 

(6) i.e. For stands of approximately 300mi . In the case- of 
larger stands a much reduced rate of approxiaintely 
Z$0,50c/mO is charged after 1 000mi 
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purposes is transferred to. 
the respective Ministries at no 
cost.
 

C) Private Developer-s 

Private developers finance land 
purchase costs and servicing

costs directly from the households to whom they sell the
 
individual plots. Although some 
private sector developers 
are now quite heavily involved in constructing houses 
(usually for employees) on serviced land, they have been 
less interested in servicing raw 
land for development. rhis 
is primarily because it requires a longer bridging finance
period before the stands can eventually be solo (a ninimuM
of about 10 months rather than the 2 months needed to get
roll over 

a 
on houses built on local authority serviced land).
 

Prior to 1980 there is an example of a consortium of
employers who acquired land and successfully developed a
middle-income housing atarea Marimba Park, Harare. Since 
1980 there have not been many similar developments. However 
a r-ecent well pUblicised case has been that of tiashonalarid
Holdings. The company acquired land at Ruwa growth point
(251,n east of Harare) in the early 1980s, fulJy ser viced
land and has constructed dupleXes and detached houses on 

the
a

home owJnership basis itsfor semi-skilled eDimp 1oyees crid 
middle managers respectively. 

However in sLIch cases, the developer has had to be.ar tle
full capital costs of servicing the land (inmclILdirnq, i, the 
case of Ruwa, the capital costs of developirg the primar'y
infrastri.,cture) . In areas wher'e there is no e:1 i sting
primnary i rifrastructure or- where it. is i nadequate, a private
developer, u1nlike a runIclpxa!ity, ,nust recoup the f,,il costs
of ir1frastricture dir ect]y from the beneficiory totisehol ds. 

Some Buildinq Societies (notably haveCABS) ex pr-ess_-d m
irnterest In the possib l tjes of servl c r, q r w ) *no.
However they -re not easily able do soto in terms of the
provisions of the Building Societies Act. In ternis of the 
Act, Building Societies are only permitted to advance money
to indivi duals or on the strength of individual mortgages
unless the Minister approves an alternative.
 

It is understood that Ministry bethe may r eluctart 
approve the general case of 

to 
Building Societies entering the

field of property development in competition with other 
finance houses. 

CABS has recently received Ministerial approval (one year
after applying) to service raw land for 220 high density
stands in Hatcliffe, Harare. The stands toare be developed
by CABS' low income employees who only require a 2% deposit 
as they are staff members. The houses will have a slightly
higher standard of finish than the national mnitmimu.1 



standards. The scheme 
is based on full cost recovery (i.e.
servicing costs and capitalised inter est are irc)iided in the 
plot sale price) but is being rtil at cost. i.e. CAES will 
not be ni,,k ng a profit out of the devel optoeit. 

Private developers, as in the 
case of ,nunicLpi.-' t:s. re 
required to set aside at their own cost a propor'tioni o- land 
for roads and public purposes (e.g. schools, openi space and 
similar). In the case of high density residenti al 
developments, this is 20% of the total estate/towoship.
 

2.2 Di scussi on 

2.2.1 Availability of Land
 
The avail abi lity of 
raw land for urbani expansion irid in 
particular for high density residential develop,,eit appears
 
not to be a major inhibiting factor . With 
tne ir,evitobie
 
encroachment 
of urban uses onto adjacent farinl inds the 
general case (with the possible exceptioi of Her are) appears 
to be of willing sellers approaching the responsible
at' Lhori ty to buy their land. Delays thereaf t er w i 1w r espec t 
to acquisition are related to the actual price to be paid
for the land - this point is disct'ssed fur the it, Sect ioi 3.
 

Tn instances 
 wjhere a town seeks to e,:pdkd oIto diAd ]Lcelt 
farnil and and t.eL owner of that l and i Itiiw ) I rq LLo c'l I ,
there are adequte legal stattites (in the form ol- the lh'ban 
Councils Oct. and the Land Acqu sit ion Act, 9 8-) for the 
responsible authority to Icomnp, isor i y pUrcha-e tli t land.
 
The 1atter" statute has not been used 
 to no:i .xiwmi effecL in
 
tle past (e.g. in the case of Herare) becAtr e in coses of
 
compi.ilsory Iand purchase a proportion of the sale price-. li st
 
be paid outside of the country. It is hi gily i kely thet 
this Fr ovi si on wi 11 be anmended ir, 1990 (wi tlh tiL. laps"i nt of 
.he Lancitster House Aqreement). 

A fur ther reason why local author ities seem to s
 
C(:lnlpil ,ory acquL 51 iu) is that it cal is for Cotrt dpprov -i 
which can be _. lengthy procedure. 

2.2.? Land Banking
 
The consul tant 
 came across no examples of local atithor ities
 
vhich have clear 
 forward pl anni nq proqrainmes for [n gh 
density housing expansion an. whici Iave adequate reserves 
of land to meet development needs of the mediumn term future. 

In part this is due to tne fact that municipalities inhierit 
large comondges from the state at the time of attaininq
municipil status. (Much of the state land or icliated foon
 
Deeds of Grant from 
 the colonial Br'i t ilsh /SoUth1) Africa
 
Comapany). It is only recently 
 that land availability has
 
become a hindrance to development.
 

In part too, the 
 urban growth rate in Zi nbaLiwte pr io to 
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independence was 
 low in comparison to 
 more recent urban
 
growth rates. 
 The table below illustrates this 
for a cross­
section of tot-jns. 

Table I rnmonartive UIt bn Growth Rates in 7i.mbbw­19e2- 19~89
 

Urban cent;-c Growtn Rate for Period (M)
 
1962-19691 
 1969-19821 1982-1989-


Harare 
 2,3 4,6 8,

Bulawayo 1,7 4,4 7,0

Mutare -0,2 
 4,0 5,1
Bindura 9,4 4,5 8,0

Mvurwi 7,1 
 6, m4 6, 4-10,0 

Total urban 
 3,1 5,4 
 7,0
 

Not es 

1: Based on Central Statistical Office figures.
 
2: Based on Central Statistical 
Office figures.

3: Based on local authority estimates. 

Many local authorities are only now, faced with rapidly
growirng populations, realising their need to ccquirc- more
 
1 and.
 

This deleteriLousness has been reinforced by the attitude of

MFEPD on which 
 many of the larger- and all of the smal!er
 
urban centres rely for funds to purchase land. Granted that

the natofi ldl budqet is strained to meet the anLa 
 demands 
plzcrd on it. Yet the MFEPED seems to have taken a conciousdecision not to allocate funds for land acquisition until
 
the need ci 6 particoL11r centre is critical.
 

This attitude fails to take into account the lengthy
procedures involved in land acquisition (see Section 3) arid 
the resultant aQ hoc and therefore frequently unecessarily
costly outward expansi on of towns with asscciated
 
i nfrastructure. 

An e:,ample of this is the recent development of Chiwaridzo 
high density area in Bindura. This estate was planned and
serviced as a static unit in 1986 and sewage naturat1or,
ponds built to the immediate south 
 (downstream) of the

houses. A 18
mere months later when the local authority
began to investigate its 
 future land acquisition needs, it 
realised that the most suitable area of land for 
expansion

was to 
 the south of Chiwaridzo. Therefore, rather 
 than
duplicate the construction of sewage ponds to service the
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* more southerly proposal, it proposed to build one 
large set
of ponds to the extreme south of the existing Chiwaridzo andproposed extension. Acquisition of 
 a small (15ha) piece ofland for these purposes delayed the eve)tueal of L.reia JU'CJ
by a further 18 months. 

Acquiring land in advance of need aidwu not only keep pricesdown but would also give "LIt local authori ty/qoverninent - aslard- own er- - L ul I .U.t.over -what is- deve Ioped arid' WnL1'e-a4d 

iv-,v., word of caution should be noted.ver a with respect toland banking. 
 It is uniy a positive policy instrument ifthe land is tlhcr, used efficiently by the local authority.

Large-scale, long 
 term land banking programmes are
Sdfficult not only
to administer but 
 can also cofitribute towards 
urban blight. Any new land banking proqranmes should
therefore initially 
be small-scale and carefully monitored


% .in administrative 
and financial 
terms before being expanded
 
upon.
 

2.2.3 Land Charges

Illustrative of 
 the local authori ties' and state's somewhat
laisse.-faire attitude 
 towards land 
 as a key elemen t of
hOLISi ng programmes, is the anouLts charged by the

authorities for 
land (the Intrinsic Land Value).
 

This ranges from the 
 probably r'ealistic market pri c e in,Harare of Z$1,20/m2 to the extremely low rate of ZSO,4Cic/#n2

charged by Gweru and the even lower 'ate of Z$C,25c/m2 (7)
charged by., the RVO -for centres such as Chipinge, RUsape aildKaroi. Land prices are infrequently reviewed arid lkre based on current market values of the property rather thAn on the 
replacement value. 

Given that 
 agri cul tural land atound the co), ;.
increasing 
in val me over time, nei ther local '-
 ...
the state are able to build up resci ve futids I. larld,tureacquisitions. Many local aUthori ti- .., reliant onTreasury funds -.r this. To r-...' extent therefore, there is 
a central Governmai.t tubsidy on the land prices paid by 

(7) Thi- is the Intrinsic Land Value only. 
 A fJat: rate of
Z$1,OO/m2 is charged in these centres but this includes theassumption that the stand is serviced. As 75% of state laridsales are transferred to the local authority for capital

costs of servicing it seems 
that the rough rule of thumb of
1:3 (land: services) is used. 
 As already noted on page 10,

the amount of servicing endowment is very small, 
particu­
larly in comparison with total 
servicing costs. 
 Therefore

local authorities borrow the shortfall 
from the GLF 
or raise

finances from alternative sources 
(for example, beer- sales
 
in the case of Chiredzi).
 

Q"
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beneficiaries. 
 This subsidy is justified by the RVO on 
two
couLnts:
 

(I) that low income househo ds could not af crd hii gtr 
prices; and 

(ii) the subsi dy wi l encourage (or at least notdiscourage) decentralisation 
 of economic activities 
 to
smaller urban centres. In support of 
this point, a sliding
scale is used on 
 land prices (Z$Co,5Oc/m2 
on plots bigger­than I O0Cm2 compared to Z$1,00+) - thereby benefittirighigher" income groups and industrial users. 

However it stioild be noteL 
that at present liarid coiistLitutes
 a mere 1% of 
the total costs of 
a serviced, 4 
- roomed corehoLIse. 
 If the land price were as 
much as doubled (or a par­with, for example, prices charged by 
 the City of Harare),
this would only constitute 3% of the total costs of
serviced house. a
It would be unlikely 
to have a significant
impact on the affordability by hotseholds of 
the nousing.
 

On the second issue, 
 it is highly unlikely that
industrial ists 
are Iikel y to 
 decentral ise 
to sitl 1er" Lr bancenitres be,-_akjI of low 
 land pr-ices whien 
one considersci.rrent ]lnd thit
 pr I c Es (for- high density liousI rig equal 1y aswith indLstrial LIses) consi stute a mere 1 3%- of tot.1l
 
devel opmnt costs.
 

Ac-urul t ed reser'ch byI 
 the World iarfl: has shownu thatqoverninent spatial policies designed to in+lIuence whereindustries locate have limited effect. 
 For ex:aniple, ,nficynew indtistries are prepared 
 to pay high land costs incentral locations so as to be close to input stipplers,customers for 
finished goods, services and skilled work ers.
 

As long 
 as I rid is seen as a cheap coiimiodi ty that does not
pay for- itsel+, local authorities and ceiutrdl 
 lr-sury w1llbc- ic] riO to treot it as a low prior ity. isi turnSeads to 
 ad he0: forward planning, uneccessar 
i y hi ghinfrastructural 
 development 
 costs 
and uncertain future
financing of 
land acquisitions.
 

A final issue 
under land charges is that of lard set aside
(ul timately to 
 the beneficiaries' 
expense) for schools and
pLItubl i c purposes. This is discussed in, mor-e detai 1 urder
)ection 5. However it should be noted 
 that the state is
uIr'renitly paying for the costs of e;xtremely generous land
provisions for 
 public pUrposes - often up to 40% of a total 
hot,5i rig L-st Ct e.
 

2.2.4. Private Sector Financing
 

Few local authorities are in a position to borrow from banksfor servicing land. 
 As long as 
they have to have approval
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from the Ministry ofd"GRUD 
 before being able to increase
 
tariffs in the high density areas, they are in a precarious

position with respect to, repayments for loans. (It should
 
be, noted however that in terms of the standard plot purchase
 
agreements, the local authority can increase the purchase
 
price if interest rates have increased.)
 

Some of the larger authorities have recently taken out
 
substantial 1-oans - FromBi ld'ing Soc ietfies for" t ie -servic ing'..
of new areas. This calls for careful future evaluation' 
pirticularly with,- respect to possible increases in costs
 
(due to higher interest rates) being passed on to
 
benef ici aries.
 

However it seems that the MLGRUD's position that Building
 
Society loans should only 
be used as a last resort may be
 
overly cautious. This is particularly so given the limits
 
to government 
funds and the huge housing backlog. It may

well be that if funds from Building Society sources were
 
used to service land at present day capital costs, the
 
sl i htly higher interest rates would still be less than the 
capital costs of infrastructure at future, higher costs
 
(when Government funding might become available).
 

At present Building Societies are typically lending at a
 
rate of 12% over 15 years. In comparison, government funds
 
for i nfrastructural services are lent at 9,75% over"
 
25 years.
 

This reticence on the part of the Ministry means that it
 
takes some time to investigate applications to borrow from a
 
Building Society. In a recent case, for example, it took 11
 
months for the City of Harare to get borrowing powers for a
 
CABS loan approved.
 

The Ministry has stated that local authorj t e ." d
 
include borrowing from BUildinq Societies in their -
Pub) c Sector Investment Programme bids. However Buil ditrig 
Society funds, by nature are ext.remely volatile(8). By the 
tinme that the bids are approved five years hence, costs
 
would have esclated beyond the initial borrowing power
 
app)icAton and the Building Society 
may no lorigcr have
 
sufficient funds available for loan.
 

The Building Societies themselves have expressed a tentative 
interest 
in being able to service raw land for development.
 
However to do so requires special approval by the Minister
 
or, for the qeneral case, would require an amendment to the
 
Building Societies Act which currently restricts loans being
 

(8) Given that they only have a few, large, long term
 
depositers. The bulk of their accounts are small 
with high
 
turnovers (used much as bank current/chequing accounts)
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made I:, 11i1ividuals on the basis of indi vidual ti te. 

.2.. Public Sector Financing
 

rh. l.-~eet proceditres by which IoclIttt'hor Li. -ppl / LL~r't"-
fr'oi 
 the GLF in tile plill st~ry of Locol GOv-r-lmeiit,Rmu-al -nd Urban Development end at the silne tLite ro.,I tleN- th.- 'ilistr-y of Pub] ic CorLSt? uctIogl eid i'c,tiolJeil 
Houi nj ,-4ru .-t shmb les. 

A;- tte rLFGRIJD s responsible for- over-seeig Uil- uver-li
fin.nrial viability 
 of locdl authoriti 
 it pproVsborro .riq power's appi ic.itions Irl sctot'al 

]ncltiri ,g hI)gh density housinq.
 

Sel developet-L
 

Iii t,,, imis, of the Ur b -: CounciI s Act (Part XIX borr LowI ipcwqrt' refer's to an iuthor-i I.y gtr'anted by thme Pliinittr otIf;r.iJD ti C, tilie l ocal .thori tv to borr ow nlortiry U dc-i Lcd,-Lt Lo
vA,-i.-fy t*,f pr'ojects (Iisted in Section 233 of the Act). lheIlI ii doeot.r not delegate these pOW-L.ls of approval. 

Ftr t hor-mor e in the case of high densi ty hotsi ng
i4rp p I ) c CI thcI 1 I.0RIJD Lind 'F-w-rH
!r.-i _-r 

do io1I I,% SLI fiL ieiLI y.
 t mcaI mi-mg tht- r amitui-il bid - to rIFFF'A). Ihi. i0 Ai,J.cl 'qt.- t" I ] -.criOf IC l-I 
oitl j tl(,, l I g. f mtLI,_ L c. i I -.t r y Lie­I'-jo v'-o o - ICJC 01 111o oly oCCUrs Af -I"r- thLe fUdlO litve bt-usirlp!-t ed by I'IFF'D. L.ocd iuthor i LI -.s 6re the + ,cd %,i tht ,, .CII.1,-.Il I hr'-,t I hI.t- t iey vii I I I) Ci t t aLerid UliC.uil.tIm L Lt~d 

f'mi. ~ __ 111 1,tI , (o re Lry it thf endi of- L, ti i-moil-,Ici.l Yet . 

TIb.-, :n CdA- If. of tiLW S %I II i oI-
o 

, a t., ,r LII- eL:aL-r -D-iLed) U y'I'l IIF'hI-.H r'ec of) t 9chem s V)I t 1) 1 oc ' I ciu LiLh ri LiuS ,I112!r tby
1I!r N I rti 7r Fr ov I rci Al I CHaI t ei Iii cL t:- IAII t ' ;C CA ii t I Lic L IJLIb(",­
for" 1 i..: -,I Lt hori i -ts iies (inatIist? ol t\JHF laouli u-i, pr ior" Lo 
hr)r, v If W,-.'t ap p I icati Ohs beiriUeq a '-Ld 

fi , . mo-I i.l£Ig.-- r',bl e! cs I I mi,in-, th, L o Ith t.. cr L' bUi IL-!'_ I1: 1 L i, 11.- A4 "--, 1 1diitt- r L1 I IC.1I=.i - 11 flu Itu ,II)r'*-ft!r't-?Ic-Is or. +1] :.: i ]i ty wi hl rti?-i I2ct L 
UC 

stitd t dt bel I iU 
to 1,'.1i1 tLO 4ccol)t.i . FLit" ther-ior e LI, - hUul_Ub at e i i Ivcf i ,bl ymor-e exper., ive than they need be because (Ai.er i al S at'epi'lrchia;ed tlrouLig central Goverrnmert Leitder s aid LIteii ic vL.
 
to be transported to 
 the project town (9). 

Ry tihe 
 1 nl e tl hor-row ring power are ppr oved tlt- I oc I
.- riIy st9.1,1 1 y f+inds th t
,.IIh it it hms to repdy mor t: Hl .,u i t
CmtIt ril V Zp p II(-ed for. The II.GRLJr ib iiOL 
 ter e,,tli riig I.iitn -,-tic 1- 1 nc-ciI .Iut hot'i I C S to ref Lse to t3CtupLthIIEI IL-h uLQb 

(9) For (!':Mp 1 e houImsi ng bei ng bu i I t in Gw-,tnd4 aL p L-l iL

in..s ust 
of mater iA zI transported freiri -Bulawayo (120 111idi '14,',tI ) iri,:.J d of nia4king t-se ofd 
 tucil yI niariflfact LUt Lad
 
'r-iil'*i 17 hr i C I--; .
 

http:pOW-L.ls
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froen PIPCNH. Trhe IF'CNH has r-gued that in this eveit. the 
tic" 1sE-t wo IId be 41 1 oc te.-d to c Iv I1 ser-v-ant s o1 tnile 
PiiII strys Own wC I t . Hovevpr ttish proc 'dior I ie-rt|-yJl LlIn. 
cI r CIni tl ,I i i I Jr' -b I 'mll- Cf di-I - ] ri bc r r UL'J I I I LJ pLt jt­

• p pr)v-. I s r-at 1her" t:h n .o1 v nr t he prob Iem -I d ii ,it 
r -w(.[11ilh.'r Idt Cj . 

i- -COiisattIde-d procedures for fac Ii tt ti i beLwecq thebIi 
t wo Hi ni st it-es are shown in Figure 4. 1wo chi-,q-s to Lhe 
e:: a sI: p are reconirerfided'fu Irpocedtires 

I) I ison between the two Plinistries prior to b''- '._i'ng 
tilde t, I'IFEPO; 

i, I r)eIq t on of borrow ng powor ipr ovr| 1utl I LtI Ly I. y Li iw 

Pi ni- ter of L GRUD d own to Deputy Secr'-ttar'y I.ft i c ai 
t-v F- I I he cc~te of arirni.t6 I : pp I Ica tie I~ of L /'u 

fJr" I ess. 

Tri: dI, .l'. bt I*L.- tW1)1 fL1hI1 st1r'nit - -s I cn f rtfi-LC eI L!'b c?,1. d L ) y 
I'I ' r I .i-ic Of1 I)C' LtriL=fl Ov r" thtl ULcti Ii1 1,-. Ii u - L " 
it ,l " f " I . .L h re -­ ct t -I frII.',f .-I IL LL . IIILt: LAItL-l 
I I1.!f'i (.n 

I sli ?s.nI.I. 
I' 'rirPFF' 

I i' ' i, 

ther-

t j".-

I [h , r-. 
rE 'Alil V.'U 

Jts.r" 
1)$.fCit 

c',f )v-r I 
,r LitU ) 

,f 

IiL 

bt~ L _tr-Lti, L ,I , 
pCi.JL'1 -, AI L" 

r,-P I S 31It? i 1'1 dI I- II- ;'_'Od I i Ifur0 ' LJIt . II 1I1 

".?... Private Developers 

Fr I -$I I ,-CI rot ' .vt 1 opPC' ii- In t lirjY£11.t.iS I IC.,i ' li J ' ' El.t i I 
V i I lit.r I t 'l { iri. rt-ei o-vL by con 1- I UI-, I 

rlflhivctI I (I i new or vCer-y . I I CL-Ltre f Iiud LIt5,L II eh,i-- to + 1 1) -11-1re nlot Oil Iy retit? CHp 1t. iI cuosts of rI!I.-l ClU LL l 
- . ' l 'v.'- L4) I I t IC ii d tLI I the CJr-ile, t-C WI vi d t I j L.' fj,. 

i r"2' iC',lt 1 "-ii ,iii h i3 to beor th) 1. cot 1t - , 
I1i11fltiI t (F:of l c-rt-. e::-. II C I so i o r ird Holdu lif.j- I 'rc; LU 

' ),k bOfCt?ho!I .I At RL ra for wA - r- stIppl y f I t t p I.. . 
TtI es', :C 4Ve p,. I. nevi tab] s LCI ElI to I.11e L..L-I I L1.l't I 
honnrwners f i Ise hAve to be sitbsidised by the deveLI upc-r 

I - SJ,,, i (5h 5 tri e CaSe w-eii the devel oper- I 5 cA C ipJofty 
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FIG. 4: RECOMMENDED-PROCEIJPES FOR BORROW1NG 

FROM THIE ENERAL LOAN a NATIONAL HOuIJSNCI FljNL,( 
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However, it should be noted here that local authorities do
Ila ve power s to protect themselves against mainterarice costs 
uf ,.nviAb t? 1-ate?. In t orin a+ SectIo, q-:,I of the 
F.rL-'i or,4,I I I"cb ar,d F' I l.r t1n Coint ry , s, - 1 ur 
por-t: , Of r,'viott'i.ly ippr-oved t s ( Lb i i Oii ) .i nt 
bt.' ccrif.elI!-.d I f tIe 1ocal authorIty f nds that thtr, CoSLS 0+ 
providinq services to that estate are exetissivt ani tile 
stbdi v i-t, rn- have not been developed, leased or sold for 
inore th..n 1!: years. 

2. - cf-cronicIrnd 4ft ons 

2.7.1. Availability of Land
 

2.3 .1.1. Hoting that the availability of raw lanrd for" 
ur bar, exptisi oi, is not a probl em faced by most local 
caI thor i t: i es and that there are adequate legal statutes in 
p]Ic,-, f or the corrpul sory e'propr i _ati on of 1 --%rid wIer"e 
necuessary, it is recommended that no further t cn c," 
policy review be called for.
 

.?.. . Larid Banking 

. .?, I Notirtq that rnoct i.trbani loc. , 1 -u IrU i Lit ILtvL 
oni I cv,'vtd I Ir conrron qages and I ov L] ow t h r citi.i itt LIL, petit 
bitl. .tt-it t IPey ore no i facing rapid e,:p,-irrsioir And th,. iif.Ld 
for- iore l-,n, it is recommended that local author .tiLes be 
exposed to the concept of and need for mediun-terin, 
controlled lanid banking programmes. 

2. : . 2-. "2. Not I nq that most t b -4n 1oc. auL thor i tI eS o re 
d.,'PedL-rtt oti lthe Centr'l Tr easIry for fuuIds to pLt c0,6s'e l id 
(,ithor- dirtctly or through IIS.O) H-4nd th-,t rIFEFD on I y 

I rtr* - :L.s- ftird' when li-nd acqiis.ition is cr'itc.l IIy teeded,
it is recommended that the concept of and need {or :ciun­
term, controlled land banking programmes be fu- . 
with officials within the MFEPD.
 

?2.7.. Land Charges
 

?. . 1. H:,t ng that niLtti ci pal i t1es l'*e gerrerll 1ly clh rgi rlg
low and outdated prices for, the intrio ic lnd value elert-rilt 
of p nt.t salsr., it is recommended that further work be
 
undertaken with these authorities to assess the possible
 
impact on beneficiaries of increasing plot sales prices 
to
 
not only present day market values 
but also building in a
 
replaceftient (i.e. future cost) value. 

..... flot ng t.11 t the prices li qred by tlhe RVO for 
olijt c;,I ,-rI.-e e::.rI-nel y l ow arid out of date, 4rad tIhat 

-i t these prices or'e tnlikely to trurgatively af-e:t 
dL'c( r'011 r1 is t 1o I o sf-ller1 ceitres, it is recomiende:d that 
the state charge market values plus a future rco&lcer:n n 
cost value for land sales so as to generate ncc'-3sry funds 

http:r,'viott'i.ly
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for future land acquisitions and to support the case for
 
land banking.
 

2. ;... Not ing that the RVO charges for, plot sales owt acId inig -,rAe which favou1rs 1Arge plots to the detriarnt of 
na1:irofoM r.ertLis, it is recommended that the State ciharge
land prices ... for-all plot sales at- the same unit-cost/ma -fr... 

C' 	 the first basic 3OOmO and that 
a sliding scale be introduced
 
whereby higher prices/ma are charged on 
 plots larger than
 

.
300.2


2.... Private Sector Financing 

'2..'.. 4. J . Not i ni the limits of public sector- f urds 
av-'Iablc For, servicirig new high densi ty resi derti 11 att as, 

* 	 " it is recommended that the recent experiences of Harare and
 
Redclifie (which have borrowed funds from Building Societies
 
to service raw land) be carefully monitored and evaluated
 
with respect to the 
effects of higher interest rates being
 

* .: passed on to beneficiaries.
 

-2. -. . . .Fit r',r-, rio n-irg t.lat thie.so iricer'|: Ei ;s ,, t l '.L, ly to bt 
,mint,,al it rela, ion to the OvLur'Al1 COsts of I s.rvict d cur e
he'c,C., it is recommended that this information be passed on 
to the 	MLGRUD for its consideration when approving borrowing


' ,powers front 

S-. .	 '.-. 
.,Lht.q,:' t:f.4 
the intere 
la.,id, it is 
undertaken 


Building Society sources. 

i'Notijig that 
I r scur-vicir- ng 

t byE Buildinq 
recommended 

to 	 ascertain 


a lii 
land 

Societi.a 
that 

the 

further 

views of 

authorities, Building Societies and other 
,,atter and to investigate present
(particularly in the Building Societies' 
role of Building Societies as developers.
 

?. W.;. Public Sector Financing 

.:9. ... . Noting thmt there is vor'y pour
SIt Ii ;tr, i .. rf I GR.l) ,rid PCNH ift tt, 
From the IIFEPD, in the subtseqti|t-. 
llt! rl.F tid 1h. NI-IF ,:,nd t.tgaL flis 
4prrovAl of borrowing powpe,-. to 
:illbutioenEi it .d ci iteficiries, 

ting +ac:or" fc,-,d by loCc.tl 
fi= i 	 ac . cif fiilliiCL" citid tiOLiosy 

in po-.is±ibiy tiorvi ci nq r'­
investigations be 
Ministries, local
 
developers on this 

legal restrictions 
Act,) linitisg the 

Ii caso| buLwevt tlhe 
at1|1,u441 biddirig f or f l.ildtd 
.i I ocit on or fuids ft cmi 
,rsLilt.s iit deldys it, LlI­

the et ritnt of 1oc..,l
is recommended that MLGRUD 

and 	MPCNH make greater efforts to liaise prior 
to and afterbidding for 
 funds on behalf of local authorities so as to

provide more integrated and expeditious financing to local
 
authorities. 
 The suggested procedures for this liason are 
shown in Figure 4. 

2.3...2. Notinr-g that the Minister" of LGRUD does not
presently delegate his powers of approval of borr'owirg
pni.,-s appl icati ors and that this causes so.c delays it, te 
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draviing down of funds from the National Housing Fund, it is 
recommended that powers of approval for all applications for 
borrowing powers for amounts equal to or less than Z$200 000 
be delegated to Deputy Secretary level 
in the MLGRUD.
 

. .o. HOtI Irg ti ',,t the coffst r LIC I o ) sctoenies by ttie Hi-CJAH 
p-I ,,- I:o t.he local anithori ty" s borrowing pouvier bei ng 
.~ ros.r-d. h.-,..e a" tendency to provide 1OLirig at higher" t L 3o 
tih.-An If locAl authori ties or loc-al I ccclcontrtctLors [i --
,.uiid t-4.:I.,I tILe work and that Lhei'e Is an Is [it LCCs1i lig
r'oiti:t -iiue by local authoritiesC (wL i.l bacck ing fr-.i i'u.7-IRuD)

)l 1 1i-4.Ove' tllCsct. -louses once conipl eted, it is recommended
 
that no further such schemes be undertaken prior to a )c.cal

authority's borrowing 
 powers being approved and untA the
 
procedures recommended in 2.3.5.1. and 2.3.5.2. above 
have 
had a chance of being implemented.
 

7'.-. Private Developers
 

f l rri tip It litivite developers play all irrpoutL-.tit rule lII 
.;:I. pIpt eirienL.t1ig the nLational high denf.ity h"iuu IiiLj StOck =l10 
fl.at they hILve ,rr iliterest it- aid cap,,city to set vice r ow
I ird ),i biMhc I f of I ocal a..ithor- ities it is recommended that 
uniform systems of recouping capital costs o+ water supplies
and sewerage systems 
 (both primary and internal 
reticulations) be implemented across 
low and high density
 
residential areas alike, in 
 keeping with the one-city
 
concept.
 

7,•- LAND AfDIJIF .1FjN 

".I.1 F.;- I _I" Il,ni ,-r,,li t ionsi 

r,-r.r Ilit'd SLCtiotII, l' Ii ? ;abovt. Ild r 1 ' .. Lir eLI, .,L'r VILL-IJ 
-'With5 lr 'iit.y,?, by d f fer'en t agni:] .s tdLpt.flt1111i.1 LJI i . - . 

i I l n i )l rl 1C)). I or afrid t lieI tLv tinc1. wliklt.L.l I i:,v.­f 
ur vWI' O r- publ ic. 1,, + llrw ng tlr,-_ * ljw clii, Lsi O'.tr'tz,­
till,lo.,r ct lie. .r occ-dier es fo) ]cijte'td by t hiL pr I va L (C v,.lL,iULl t., 
ifiticipalities and tJSI 0 (on hehilf of snall towti),
 

7%. 17.) 1.
i-r i".5_rift 

As i s to bre expected qi ver, tlie Iar ge Stitlis of inoei.y i rivol vt.-d
 
jn land acqtisi lions and servicing, th? le-.id Li
tiiits tie 
pr rx)C'?rli r -s 4r t Ieligt.hy. Howevet sonie pr Ivtt u- duvel Upt 6 
hrive onAnaqtd to acqttire and ser vice row latid i Is L I ltl e S 
8 ,10,git Is-. v,1,Wr' ,.t, fTli ci pal I ti r: arid tLie sitate. call take 2 - 3 
,I.r 3 r:,i irirr .. ThI-r u .i a irn.tliat - of i iI i i t I Iu 
pr rr, .ch r . II I I.' aro cur reLnt] y caLsi rlj dc.l LAyb. 

.?. I. Identification of Land
 

Tho onus 
 zs on the rel evant Ioca 1 aulthor-i ty . he 

http:eligt.hy


1 argest to the smallest, to Pkeep a record of lAndreqLiti reiileits md to initiate the necessary [t OCd Lire it$'Idequete Lime to putrchas-e raw 1 and. 

Ar l C-i £-corl- tit lf c4jOri tv Of Iocl 1 a :hOr- If1 c-I II y f clj Ll ithey nled more L
I and when that need is already rcuLL ,,,Jd do1it0t !JIVE due recogni tiort to the lerigtthy lead Limoc iiiv'OlvL-cJ.There i--s little or no awareness of the need for I,:mid boik,'d

(R..e :L-' ion 2.2.2. .bovr). 

Ir Ca-, vitfrre the IOCal auithori ty hos identified tile titL.dfor further" land and si.itable land is either ottt ide o.f -in,:.: I 1 itI1 tojlI pI ar'ini rig scheme area I fi the ec C..finuni c1 orr t y else is needed by onte of the sm,ile I LC- s.-iCHIthor-i 1.1 es, tihe local authority teeds to pr epare r i.til,report i ist if ying acqui-si t ion of the land to the IL-GRLiD. 

Ti,. cc;iir il tart fo nd ni:riy I oc-al author it -.. Lo Ut.- Llajar L-(Pi*h) r'irLii rt? innlt of this wr it t en r'.pPor t. A SL-LUL or, I -yf,rrr-o,.-d fo,.,r, p I nin nnq mast er- [ l r1I or I ociel p1I II ) ! I,(41IIeC:c?--.r- y . r f t:he 1oc clI cii t 110r' I t y is io 1. -,b e to pt -odutet II1'- V' cTiI tp - r-h tsP, i t nay 1eqtIt.. t a s , t aI I - fr 0,,, thIe DF'F.*1h? DFF coIl 
I 

,ij f :io r-eqL0stLtd by I cx I c)LI -eOI t. I Q- , pr 'pcd'" .? r tpor' p--r mori ft n i e -l of I he F't uv1; ic LW. 

I'h,- r--'pOr't I - nol: a comp e:, t-.chi i cA doCmLnt buL . bc',ud o'lIr. -I I fi.-ji *.-dqu' and corn til tat irt ns,, ide t i fieS sui Lc,bl t! litd m 
vI Cc-u -ul i1 bt." 

+ ir" I,}'.1 ul n t reportcs on how t.:I t Im] cf
I: .1r ih-d tO the Iarid rid qi ves a c c', ft. | lniPI c- f o k;: ti eld . 

,.rI per t fal I n I Ir L- w t r the IIIt -Li 'L Ld U baltI f r',-I l'i'C ~t*r' D, ve 1opinen t F1ans pr()poc.d by tilL Wur Id -jLIiI:fitr i t-; Ti-c.c1d lit ha. De.vel cipmiizrit Fr JJ-t- l I I Zi imb b_.L-. II I..SC­[li lIDP.; r I II :-.l1 I j 1ito be metj ii.? if.t c.i (r iqc - I . i
 .ij ! -,l -. L ir I.tr c- act. aol p1 .- )n" vitlich e itit,ld
f or- I t..p.:. an i 1 on o f a ) I I 
pt OvJciL-.I-JL11L a


,"1 1r+d 4 %.)I -...-' , LJ c. I t;:
I f .. _.
 
) ,i t - Ln.tI 
 c-I Ii". i ri it het f 04IrO i 1 I 1 |I | j i I i LLd L u
 
h oti-i nq) .
 

Fi1,l- .-r'nrjre., the cortil tant foutedtI that local aul'iicr i Lien -r'.irSVI C.I 1y not very au fta I itI t h) fth pr'OC:?dur'S ti befril IcL .-J 1 for" Ind m cqi.,i S I Or Ic. 

Of' L? r. 1 .. 'IC LimuI) c p. - 1 y O l -'sv I iitjo r2cc-il 

I.-1 1.IirJ i I ow.. rcrisi ty) ltIn . Ii 

I y rc L I iLr l
 
r-, d begc l, S 1L-I'±C 14. i.im'., ve.r-

,nI he I and quest ion JaS outside o thL e:: i sLingti.l, p .I if Ii fil scheme bnolilr- y .11
,,im hor i y IId 

Ier ef or,e .h I Oc c Isho have OLIgh t pr or- aPl)r'ovA I from tihe IIL G~ul).I9 i . 'Iow a1,.t.niptin c) to pr epare a Hol, t.L.t Fl an to r eJLi Iar I 5vh 'ii tt.i-It i nm (by es tab]i i sh nq ni.ewj town pl1 dilll'l CitAL-,el-yboon iflitrr1L. ) . However such a pI ,,nl - bei rig a ntatu Lor yiI~tiioc~lt-~ - w.i 11 talfe at [eajst B 12to inont,- to pe'-p,tr'-.,
(p .'.-:~d *:.r,d be mdopted. 

b. 
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In a similar vein , the Gwanda Rural Council identified itsneed for" nore larid for high derii ty hCioLufa q ir, early 1989.Instead of foll1owlinq the procedUrt.- as per the f i Owchart
above 
 (tIor oLigh USLCT) the Counc 1 I approacheo Seiii orMii Ister- (and pol i tical figurehead in the area) who promisedto Ioo: into the matter. Nearly 2 
 years later, USLO issti 1 1 unaware of Gwanda's request for more Iand. 

3.?.?. Land Prices
 

Al though 1arid owners on the per i pher i es of ur ban ceritr'es arefrequently willing 
to sell their land and 
 the need for
coMIpulsory expropriation 
 is Lincomrmon 
 (see Section 2.2.1.above) frequent disputes arise over 
the selling price being

asked ior c.he 
land.
 

In ccses w-here the local authority offer s a realistic Mairk etprice for the land 
 and has local knowledge of theLi rcuflistarices of why the seller wishes to sell thie lctr,d.purchase theprice can be settled fairly rapidly. Gweru, for
exanpi e, recently purchased Rsndol ph farIII for the
development of some 
 7 000 new high density residenti -l
ct ,r,ds. Usirig the services of an I ndependeiit val t r , I t
took the CounIci 1 
 only four months to aCqjlire the fdrri - aid

aL h l]f the original asking price.
 

Hlowevr-, ai 
 discussed in Section 2.2... manly inunicipalities
arid ito part)ciclar the sttee (through its RVO) ebtita~esiinrealistc prices for land. Disputes therefore freque'itly
have to be iet. led by the Adnmini!t.: ativ. COLIt. At pr eenL
Jt t akes nearIy 2 years for cases 
 to be heard by theAd,,iri 
str at ive Court due to the Iugo.- bicklog of cases (iouL

A I p -r t -jiin ig to land prices). 

-. Delays in
!.. the Regional Valuation Offic;.,
 

The F-VO, 
 r o_-poi1 bIe for advising USL.O of the value oi
vcr IL/Li, pr oper Ies prior to bidditig for funds, is extremiei lyshor-t-stffed. 
 Not infrequentl y, requests for, 
 straight

for w,.,rd viluat ions 
can take Lip to 6 months 
to be actioried.
 

3.7.1. Treasury Funding
 

As di sciissed ir Section 2.2.2. above, the HFEF-D ib reluttriL
 
to allocate 
 funds for land acquisitions (or for servicing)
we]) 
ir, advance of development. The general case is for itOnly to alIocate funds to areas c1ready faced with craiticl
shut L.g=c- of 
1and or serviced stands. Dependirg o, ritLioialpriorities, requests for land acquisition fundingsor'vicing are frequent]y only successful on 

or 
the second or
third submission (i.e. two or three years later). 
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3.2.5. Preparation of Layouts
 

The Department of Physical Planning 
 is responsible +or 
pr L.porii q loyouts for" the 7 ,r1uscLipal tILes 
 tid all hsigh

density residential areas on state 
land (i.e. in1 the .s)
s.,aller urban local aLithorities). (lhe four' CILIeS prepare
their own layouts using 
in-house planners.)
 

The Departmenit is faced 
with severe trained staff 
stor tages,

having 52% vacancies in Town Planning 
 Officer- posts; 5:L%

vlCacl CIes in, Technicians; 
 30%. vdcausci es ir, Senior
TecLhn-icidns and 43% vacancies in Frovincial Planning Of*icer
 
postt. 
 However the Department has expressed optini sm that
those staff shortages will be substdntially overcome in the 
ne:. t 2 - 5 year-s as the University of Zimbabwe trains about 
20 Town P1 anni ng Off i cers per year-. 

Dcspi Le its current shortages the DPP has managed to produce
and approve a considerable number of layouts over the recent 
past:
 

- Approximately 4 000 plots per ann-uin are approved
terms of Section 16%) of 

iII 
the Urban Cotmnc:ils Act (i.e. layouts

pt epaired by tlhe larger nunicipaliti es arid setiL Lu the IiLGRUD 
for final approval); 

- 19 80: 16 1 a youLt s (pr Imrt I I y for hi gli deLIbi Ly r1ouir g

were pr'epir-eu and approved iII terins 
 ut Sect i on 44 0? tlIt 
RLq( Ulil , )ovif ard Country Flo inili q AcL. (i .e. on, state land
of sili,1m M-L1er 1m cip al itIes ind ' 1 sinal I kiroan local 

.
rs I Is I t. I1 S ) ; 

- l9@7: 1 layOL1 tS Ir, tLr(1s of Sectiui, 44; 

1988: .2 l ayoLtS in terms o+ Section 44 (wL1 cr 
pro v ed for 4 138 high density resideitidl plots, 1 54/

iediJuin density residential plots, dnad astociated injtListri 1,


CCjOhiiiL,('C 1 6 1 d 
 recrea tiraI dcti vi Les; 

- 1989 (Jan - Sept): 15 layouts in terms of Section 44.
 

La yoL,Ls on sLte 1arid are prepar ed by the Provi rsci Il
P1 anninq Offices and must be adopted by the local 

UsLtoritIes. 1tis preparation canl take 6 weeks or.sbstantil ly longer depending on other office priori ties.
r-,creafter the plans are 
submitted to DPF-s Head Offic e for,
.•pprovol by the Director (in terms of Section 44 of the 
R.E-ional, To-, 
and Country F'laiini ig Act). Assunoitig tLtat the 
p I;,l is baLi cal Iy sOuid 
 and does not requi re ,majur
a,serdner ts, ti- formal approvtl tkL-e: 3 - 4 weeks. 

Layouts prcepared by the Municipali ties 
(on muni cipal osr.ed
lNid) cr by DPP on behalf of IMuicipalities htve to be
approved by the Minister of LGRUD in terms of Section 160 of 
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the Urban Councils Act. 
 This approval is on technical and
financiaf feasibility criteria. If there is ito exlstiugg
town pl oning scheme for the area the local authority mnutplace the layout or public exhibition for 21 days. Oncelodged with the Ministry, the plan approval periou is highlyvariable but is often unnecessarily delayed if there .- has
been no prior liason with the Provincial Planning Office orif the Council does not submit an adequate covering ruportstating how it intends to service the layout and financo thedevelopment. Some Councils (the City of Harare haect; beeiicited) submit poor technical plans straight to the MP.nit.tryand attempt to exert political leverage to leave the plate
approved.
 

Some local authorities visited by Lhe coiisultanit cr iticized
the length of time taken by DPP to formally appruve Imyou'.

They t econmemonded that the 
 powers of approval be delegateddown to Provincial Planning Officer" level. In the early
1920s, PPOs were delegated approval powers. However tleseW01L'e subseqUently withdrawn in the face of strong politicalPr esburos at the local level to approve plans wl cl', were iiotalways technically or professionally sound. rhu Coreistl tal itfound that ir many instances delays with respect Lo layout
plans are not so much in the approval stage cs in the plan
preparatiorn stage. 

3.2.6. Survey 

Orice the I ayoLts are approved, a I lld bIf veyor iS
commissioned to carryout 
 the cadastr'll sUrvey prior Lo t he
irr'.sLrLcLur-e services being laid. IlIer e is 
 a nat-ional

!lortage of 1 and surveyors which 
 inevi tably result's indci ys in the sLrvey work being undertaken; this point iEstaken up i, inore detail in Sectioon 7. However, once asUr" VO)'o is conmmi ssi oned, s/he i s able to surv%,ey at e r v.: r,of appro:imately 100 stands per 2 weeks (aSsue(Mng Lh., Ul,*.luc0l auhLority has cleared thee site of t~ll Yr ass arid
vogetLtion and similar). Nonethmeless, there are a number offur'tlLr points which contribute to the slow pace of 
surveying. 

Firsl.ly, in the case of stale lanid, layouts prepared iedapproved by the Director of Physicdl Pldnning are forwa, dedto USLO - at administrative, rton-tecletcell secLion wtii cte
corf trols the vote to pay for surveys. USLO in turniistr'Lcts survey by the Surveyor Generals' Office. Abs theSG has insufficient staff to do the survey in-house, his
of Fidce ire tur r comnmi ssions the work fr'on a pr*i vate 1 arid surveyor. It can thus take 5 - 6 weeks of little nore thanfile passing frot the time that a plan is approved tte time
that a surveyor is actually commissioned to carryout tile 
cadastral survey. Equally, i f the sur veyor [l!',t. c'­
concerning the layout s/he iLust go back along this. chr c. ''.:offices to get clarification front the original pl arner. 

http:Firsl.ly
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Suconclly, it is not uncommon for surveyors on the ground to 
lied zricumol ies ift approved layout plailS (prepared by both 

DPF' and municipalities)." This is brought about by a number 
of f.-ctor- 1lidi rig 6he shortage of traine planners; the 
Iack of vehicles/mileage votes for the planner to carry out 
ca reftil field surveys of the site; lack of awdr'L-CeS cy
planners of the delays caused by lack of att el)toI to 
doLeai I ; ano 1ack of adequate base-mappitog. 

P1i n)or dilleliied111 t s to the p1 dI can be approved by t he 
Pr OYI (i l F l anin ing Of f icer. However tilore set I eLS 
aili-1Idilients (typically involving aielnendiiemts of 5 mnetres or 
i.u.. e-) r eLi re that the ai.iended plan be readopted Ly tl-e 
local authority and resUbinitted to tht DPP or- Ministry of 
LGRUD for re-approval. 

ODc- the grolrnd survey is completed, Lhe surveyor lodges troe 
diagrair and calculations in the SG's office for approval o
 
the General Flan. There, all calculat)ors are carefully

rechecked. "fhis approval typically tke1,s 
 2 months. 

3.2.7. Ornce the lan d hiab be-n a1L:i red, tle laiyo t 
prepared and approved and the Getnoral FI an surveyed drid 
C4'JJru 'td, LIe 1oca 1 Lutho-1ty appl ies for bor*t owl rg powers 
to bcrror. itroney to service the 1 and. Thli s procedure aoid 
adssciio t-d pr oblems have beei di scLussed iii detail ill Sectioll
2. 2. 5. ,bove.. 

7.,. Reroomiend,:d i ori' 

'.J.. 1. Identification of Land 

I3...I . NOti ng that the onus for ini tiatnq land 
a( ci i , 1 1 lio pr occdUr 0s lies wi tm locl uLthori Lies and tinaL 
L'here is a tendency for local atthuri Lits to wal t Lilti 1 tle 

, iai~fliitit to irti tiote tIL'Ce pr'iCedLil L-s, it is recomitaiended 
that local authorities be trained in 
the need for preparing
 
medium term land and
use service infrastructure expansion

plans as a framework (albeit non-statutory) for identifying
 
suitable land for future acquisition.
 

Sirh plans ,oiUld assess existing lond uses (1iiClUdl ilg higih 
deris ty houSirag) and the adequdcy of e; si ing service- (i.e.
• issoss the absorptive capdcity of the town); predict $uture 
gi owtlh rates of time towin; identif y tile locetioii aisd exteint 
of land for expansion of each of the land use6 (partickmlarly 
hOUIS) 1g) ; r'-po,'L On how services mighL be exLended to these 
ncv- ptrc els of land and the "order of-" costs of exteio irg
SL v1 CL-. Such plans Would be prepared eithmer by the DPP's 
F'rovincial 'Offices or by private planning COnSultantS. 

3.3.1.2. Noti rig that malmy local autior'i ti es zt e lis.0 
fajiili ar with the detailed procedures to be followed in laod 



acquisition, it is 
 recommqnded that 
 local authorities
 
receivp training in the issues of 
land identification, land
 
banking and land 
acqui'ution procedures. Various fcra might

be suitable 
 for such 
training, including Urban and Rural
 
Councils Associations 
annual conferences, ZIPAM 
 (Public

Services Training Centre), 
 AID project towns training
 
programmes and specially 
formed urban management workshops.
 

:73.2. Land Prices
 

.3.*.2. 1. Noting that land acquisitions are fr (:queft !
delayed by disputes over the selling price of the J.. icj anid 
that nany local authorities and in partIcul a, the stAte s
RVO do not update land values on a regular basis it is
 
recommended that 
 discussions be raised 
 within the 01'Ni
 
(RVO), the MLGRUD 
(USLO) and the MFEPD on 
the need to both
 
charge market value prices for land sales (see 
Scti.e-.
 
2.3.3.2.) 
and to expect to pay present market valu--
 7-.
 
when acquiring land.
 

Delays in the RVO
 

3. ?'... I. Noting that the valuat. o, of pr operti es for
 
,-,cqtLsit ion takes 
 rany months, it is recommended that a 
seperate, supplementary professional services vote be c r:red 
in USLO to pay for the services 
of private valuers. 
Valuations carried out by private valuers would be sbbjLect 
to checking by the RVO in much the same way as the Survs?,,cr
General currently approves land
the work of private 

surveyors or the Director of Physical 
 Planning recommends
 
the approval 
 of layouts prepared by municipal or private

planners (in terms of 
 Section 160 of the 
 Urban Councils
 
Act).
 

73.'4. Treasury Funding
 

I3.4.J. tnot
Ncitirng 
 the MFEPD is reluct rit Lo aIIocat._
fLtlids for- I .nd banking, it is recommended that the concept
of and need for medium-term, controlled land banking
 
programmes be 
 further explored with officials within the
 
MFEPD. (This recommendation 
is the same as 2.3.2.2.
 

5. Preparation of Layouts
 

.
 Neting that plan approvdl periods are som
eti,,et

fIriyed iLIUL to lack of adequate thecon1sultation between 

1ocal authorit/ and the DFP and by lack of detail being
frvw.r ded by the )Ioc.l auLtiori ty, it is recommendud that LtIe 
I-O1Gol .irgJ proceduir-em be .dopted: 

(i) In the case of layouts pr epared by the Provincial 
Planning Offices for 
Section 44 approval:
 

(a,) Proviiici al Planning Officer prepares draft layout 
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plan; 

(b) 	 Provincidl Planning Officer suibmits draft plan
Head Office for comments; 

tD 

(c) 	 Provincial 
Planning Officer incorporates Head

Office's comments and submits plan 
to local
 
authority for comments or adoption;
 

(d) 	 Provincial Planning Officer submits plan noting
local author-ity's adoptiun to Head Office for
 
approval.
 

(ii) 	 I, the case of layouts prepared oy the local authority
for Section 160 approval: 

(a) 	 Local authority prepares draft 
layouL planm;
 

(b) 	 Submits draft plan 
to F'O for technical comments; 

(c) 	 Incorporates PFO's comme-Ls adr dre-wb Lip covu-vi g
implementation proposals;
 

d) Draft pla;n ard report submitted to Couicil fur 
approval;
 

(C-	 F'l-in, report and FFO s comen ts wibmi L t -d to 
iILGRUD cild copied to DPP for cppr oval. 

3. 3.6. Survey
 

3.'.6. 1I.[Joting that much Line is lust between thLfroin 	 whi ch a plan is approved 	
time 

by DFP Lo wMen a s"irveyur iscL'iii,j )Joned, it is recommended that 	DPP submits cooies ofapproved plans simultaneously 
to USLO and to 
 tne S.G's
office. Thus the 
 S.G. may immediately begin preparing thebrief to commission 
a private surveyor and send 
the briei anas 
soon 	as USLO confirms that 
it has sufficient funds to pay
for the survey.
 

... 2. bi~iorig that plan afiomiol i as cause consi der abledL'ays, it is recommended that S.G's office copies its briefto the surveyor to 
 the relevant Provincial Planning Office
(which p.-epared 
 the plan) and that surveyors liase directly

with PFO's when querying layout details. 
 The onus is then
on the PPO to appraise 
the DPP H.O. and USLO of any
amendments made 
 (reapprovals in 
 terms of Section 44 by the
HO would still 
have to be made for substantive amendments).
 

.3.6.3. Noting that plan anoinol i es cause consi der-abl edellays and tlhat these plan anomol1 s are often roted in
inadequate base-mapping, 
 it is recommended that DPP attempt
to fill its existing vacant 
post of Chief Technician
(Survey) with an experienced, registered 
(if possible) land
 



surveyor who would be responsible for closely supervising
 
ti-.e Departments' survey teams and for improving the base-­
mapping provided to the Town Planners.
 

3. .. 4. N ,,L tlhat DF'F' has been uriable to fill its Ciii=-f 
"rchi Ci.,nl (Survey) post because of the low salar' scaltos 
offered by the Public Service, it is recommended that USAID 
offer to top up the post's salary to a competitive scale.
 

4.(7. BUILDING AND I.NFRAS) RUCTURAL SIi'INDARFDS
 

4.1. Existinq .onditions 

IJhi,.n I ocal authori ties borrow f unds for" lIouSi rig
 
construction through the NHF they are cofnsttd IIIeo by
 
natiottal mriniiium staridards with r-e.spect to Lhe size of the
 
building and plot and minilinuiln levels of nt'astructur'e.
 

These iiational ininirum1 standards for LulLs corisLrucLtEd foi
 
homie-ownership are:­

a CIL'r"' roumed cor'e house plus 6bluLiii faci Ii Lies of 
,iniiniflri pli nth of 50MIZ WhIch smust be bUilt.b the 
bti.eficio-ry within 24 montls of being al I oLdLo L sed 
(with a fur thier 12 month grace perlod); Lite cort hoUise 
sliould ie desigiiud so as Lo be e;.teriLdJibl& LL 7 r ourims; 

t.he miniomum pur, ittLd plinth for one r'oorm is ii/if; 

a minJil11hn plot size of J')Cin: 

- 'o..d access to all plots; 

- retic. ii.,:ed wit r .rid sewerage Lo ill ploL:s" 

the quality of building mat-r-i dls should be ceinent 
blocks or- kilri-fired brickb for founditiclmls; counpressed 
earth ("terrablocks") are permitted for above 
fo,.indatirt walls; steel door- ard wiiidow- frames 
(al though second-hand fr-tisres cire perini tted, wooden ones 
are iiut); asbestos roofirng sheets. 

For the purposes of this study, the consultant investi gated 
th,, stcrider ds bei rig implemented by Hor at e, GWer Li arid lutar e 
City COLinci 1s and Bindura and Gwanda RUral Councils ad tie 
actiia] cosLs of tIIe ir,frastr UC tu L arid cosL to 
benr:ef ici ais. The results of this investIgatIon are 
shimrii 4r i sod iri the b 1e over 1eaf 
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TABLE 2 : BUILDING AND INRASTRVICTURAL STAND, 'DS APPLIED BY FIVE CGuNCILS 
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4.2. Discussion 

4.2.1. Building Standards 

All Councils visited by the consultant looked to the i'iPCNH 
to set the- minimum building standard- for licuset. .. iis i-s...
presently a four-roomed core house with a plinlth of 49m­
(designed so as to be extendable to 7 rooms with a 91sn"
plinth) with an internal toilet and showeroum. Mle standard 
of finish is high, typically incorporLing:­

- e:teror and interior- walls lligin thick k'lIn-tired 
bricks or cement blocks to meeL Central Afr i an 
Standa,-ds Association compressive strengths; 

undLri Lb or tr afford (asbestos) roofing sheets on 50umix 150mm wooden purl ins; 

-. 'pressed mCtal doortframes and window frames fitted with 
woodon doors.L and glass respl.ctively; 

slainjl ess sLc.l sink in, kiLclhen, waih lhan~d bani" iii 
slhow,.room,, and ceramic pedustal w.c. fi tt iq; 

'.5mew :UiCr Lu f1oor slab o" a 25""mi Lii Lk hot dour e; 

Loct.rical conducts fitted Lo food liqhl' coid plus; 

- .';ULL. t'r I {li n 1is ith cefiswash . 

6Jwinq tL.se sAtoidArds and finishes, houses cost in ie order
ofr Zi-:'e1 ') 7 " -.(:)/fl-. (30) "hie cost of suclh uliiLs (I1IL lIdiII 
l''lir ) is, in the order of ZWO~ CC'0 to Z*14 000 de'pei~diei oil
Il.h contra and the 5ourcinq of maturioln 

Fi u-'u 5, 6 ialld 7 ovier Ie,, are. fi oor-pl n fo-t ,'U, : 
la';.'e type.s buix I t in W.ai'ar-e, Gweru aod Si±ndura. 

A;oJr --r' clied cor e house is defended by local auLth, i ties""" ,nd the PrPCNH on the grlounds that i t caters for th need for 
Lper out : bedr ooms for boy anid girl cil dren'. 'lwever, this

prcf. ra-nl. is Coimiproini sed in real i ty: whan one compares (fur 

(1) Tn 39R a four-roomed core house inr Sur'ini rgdaley Mbir:a' 
cost an average Z$9 087 to construct; in Glen i'ora, ic4­
il. cosL a t average Z$8 870 to construct. ConLrurt., --....

outside of Harare are generally higher than this du.. t 
, 

trcor,spurLaLion costs. 

IK 
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FIGURE 7 zFLOOR PLAN OF POPULAR HOUSE TYPE IN BINDUS-l 
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e-ample) the existing housing stock to the waiting list in 
the 5 centres visited it is apparent that the occupaiicy rate 
I - IIer1 y 2 hoLIseholds/d. u - -ffeLtLively 2 rouins/ljouselio]d. 
hot, e~el e~, 4 roomed houses are the preferred l Letnlctive 
f 0r f_,mi I y hoine-wnership schemes - in fdct many huusi iq cu-
opC-r c4t 1 v-s whi ch have spruLrng litLO e;istence Iii the Iest 5 
year-a offer their incenbers 5 and even 6 roomed hu=ius. 

TI'e MF'CNH hja however recentiy accepted certirt, charges to 
I tz 4 roomed core policy. Recognising the shelter needs or 
SI igq I C. IJ-o11 , sina1 I emergi rgirecent 1 y fcn lt.-Lu t ci jj A L,-s, and 
uL1ILrIy C OLI 1ples with no children, Llicf iLiIIibi hi=-> occ t e .L 
tth..!-t L111glo (W It tI I LL Ic~A fic IIIt ILrsr Cooms -,-,lt I d cool-,Ing 

V-0I i IIiL I Lt. I ,I-.,, L)z bLix 1 t. The Ministry eliviscages tlhit 
'j~itI * .:_ - t opproximately 6 sirngle rooms (givitig a plinthi 

L r;4,n 2 ) would be built on a 300m- plot. 

Fur" .tjerrior e, so as to cater for si rigl e parent Itousehol ds 
wi t - sinal l children, the Hi nistry will Ilow accept the 

cCi l:trLtct] oll of rows of 2 roonied houses (wLItl i riternal 
sanitation and cooking facilities). In both of the above 
c'ses thl, units are to be for rental purposes only although 
the possibilities of converting to individual title have not 
bE.er, ruiled out. for- the future. 

Recoqnizing the prohibitive cost of existinq mi niMum 
building standards, some local authorities too have begun to 
experiment with alternatives. For" example the City of 
Mutare has calculated that the building costs of a 2 ­
roomed core to the finishes described above are equal to the 
costs of c ,iore rudimeaitar y f i ni shed 4 - roomed "shel I" 
house. 1he Council is therefore under-taking the building of 
sh,,:I I ,o-s on an experi emental basis. The standard of 
f in ish and concept of shel I -houses i s based on the 
exper i eices of BUL awEAyo. 

Fi ,iruS over leaf is a floor plar, for a 4 - roomed shell 
house as is being constructed in the City of Mutare. lie 
basic structure is of 11inim bricks wi lb Trafford (asbestos) 
roofing sheets 
on 50 x 150mw timber purlins. No door-fraines 
or wi ndow frames are fitted at the time of conistruction; 
onl / exterrnal doors - no internal ones - are provided; only 
t, Loi I t pat is provided but no batl, tab, basii or kitche, 
sini . NJo electrical conduits or fittings are provided and 
no gi'terrig on the roof. No plasteri ng or pai iti liig of 
ntfernal or external walls is under-tdken. he 'IFCNH views 

t:11 shtL I Iouses iii a posit i ve I i g L. 

recent, 
not Lo demol i sh hurtdreds of i llegal wooden structures bui 1 L 
in backyards of existing houses and housing some 10 000 
peop]e. The 

In r pragmatic mood, the City of Mutare has agreed 

CoUrI ci I, recognising the acute accommodation 
shor'tage has resolved 
to per-mit these structures to be 
OCCL,;i ed Llnlti I it has suf ficielit funds to corist, uct 
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alturnative 6ccommodation elsewhere.
 

ThL. four roomed sel I costs less than 
 hal f of the fourroomed core house. The City of Harare has also mooted tile
iddci of bu lldiiig 4 roomed shell houses.
 

'Fhe City of Q-oqu has expressed interest 
in the concept o'F
two t oomed core houses as a means of reduci rig buildirig
costs. However the smaller Councils (Biridura and Gwand.F)w: II only adopt lower standards if so instructed of a chiange
in national the policy by 
the MPCNH.
 

Man1y local 
 aLut hor i ties are willing to accept Terrablocks
(compressed earth) and sisal cement roofing shieeLs (as isthe HPCNH). However, the Building Societies are riot willing 
to accept terrablocks.
 

A I-eceI L t vty carried 
 out by the City of Harare in Glen
Nora high density area found that once transfer to the piotnad tiker, place, t51% of bereficiaries took I - 3 nioiths to
actually begin building. 80% then took an aver-age of 10monlths to complete 4 rooms and 4% took longer thar, 20nonths. It WoUld appear therefore that the major1 ty of
bc., Ief I ci ar 
 es do manage to construct tl,e necessary minimum 
Fo,,r rooins within the time allowed.
 

1in1t0vr Iocal aLithor'l ties
host do not a Iyway str liL yenforct, the ti ine limit policy. 1hey generally adopL tileAttitLde that if a beneficiary household hab made even aminor ottept to begin construction on the plot (by. forc-: np ,;, :iayitig the slab),an e::ten1sioh, of time to complete
the fouLr rooms wi I I be given. Repossession of the plot i s
only enforced ii cases 
where the hOLIsehold has abandolled the
 
plot al togethor.
 

4. *...;. Plot Sizes 

Ttc* mir imutm permitted plot size is 300m,, and the hFCNH is 
not willinq to change 
this policy at present. "he plotswere increased to this size from 20Om1 at independen-ce in response to the criticisms that 200in -" were too small andthat the housing areas looked like rows of matchboxes. 

Typically, p cuits are in fact 312,15,,,, beiing 12,15,i wide by25,n deep. Flore 9 shows how a typical 4 roomed core house,7w wi dL' f i ti orto a stand and how i t can be extenided. Sideboundaries o+ 2,22m and 3,3mn on either side of the house are
left. Reasons put forward justifying these side boundaries 

a) so as to be able to drive a motor vehicle onto the
 
plot;
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b) for privacy, so that a person does not 
look directly
 
into a neighbour's house; 

c) to leave adequate room for the laying of infrastructure 
(eg waLer or sewer ltlies) should tiis ever become 
necessary.
 

rThe nieed to park a car on the plot is recognised. 

As regards the question of privacy, there is no reason to 
believe thaL any more privacy is afforded tenants of houses
4, 4 metres apart (ie using the typical side boundaries of 
2, 2 ftietres each) than, for example, two houses 2 metres 
apart (using I metre side boundivr es). 

As reget ds poin(t c), the laying of futur e infrastructu, -,
this appears to rarely be a problem. If the local autloriLty 

,e to ,ii-tiri a 2 meter to 3 nietre building l ine oii onte
siide only, any future servicing needs could still be met. 

Zimbobwe is poised for rapid urban growth. It, 1989 the
poptilation living in urban centres is 2 million. By the 
YEdr" 200( this will have doubled to 4 million. Giver, that 
I and i sf i ni te and that there are nlumeruCLs costs nut 
limiedla tel >' obvious which are associated with urbar, sprawl
(costs of transportatio,) services and similar) , there are 
ti o,,q r tcosto conisider siioller plot sizes. 

By narrokiing the frontages of the 312, 5mn plot, it is 
possiible to effect substantial ser'vi cin g savinggs. For­
e: ,-n,. I L?: -

Plot Side Bldq. Plot Size Servic1ing Savingnjs
Ft ount caiqi I i Ies (X25nideep) Costs 

(Esti mnates= 
12.511 2 2n,; 3 ,3m(1) 312, 5,,) Z3 208,88 0 

11,3m ln; 3, 3mn 
 282, 5mn#- Z$3 604,82 10% 
10,3111 Oin;3,3,n 257,5mn Z$3 468,11 18% 
9mn Om; 2m 225n Z$3 030, 39 28% 

Notes : (1) Sufficient to drive a 
car.
 

Of course the critical factor in the servicing costs is the
 
plot frontage as opposed 
to the total plot size. Thus the
overall plot size could 
 be kept constant (at 30Wm 2 ) by

increasing the depth of 
the plot and this would not greatly

affect servicing costs. 0 metre or 
1 metre building lines
 
would call for a blind wall 
(no openings) along the side of
 
the house.
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4.2.3. Infrastructure Standards
 

) 1 1 ocal authorities and 
 the NPFNH and rILGRUD isiter-viek uby the consultant accept individual 
plot water connections

and watu.r-bor-ne 
 sewerage as a non-neqoti abl 
e inm1 iiinuM
st andard. 
 In areas where alternative waste disposal 
systems
are in place (eg. 
 the bucket system in Senga, Gweru pit
or

latrines in Mvurwi) the local authorities are upgrading to 
water-borne sewerage systems.
 

However, an area presenting policy flexibility is that of
road standards. 
 As can be seen from Table 2 on plot
Servicing costs 
 in Section 4.1. above, roads and 
stormwater
drains ,ary 
 from 22. (Bindura) to 
 44% (Harare) (excluding
 
elLectrici ly costs).
 

Tho (past) Ministry of Local 
Government and Housing in its
docUtnent "Infrastructure 
 Design Standards" (1982) set 
OLIt
g, jdet nes on the road hierarchies 
to be employed In high
density residential layout plans 
as follows:
 

District distributors 
(bus routes): 
 20m reser vat ii,

Local distributors (loc.l 
trdffic) : 1, 
 5n
 

r esLr vat 1o1 
Stomid access road 81, rese-vat.on).
 

Ttlert.e -r iiilany design features whi ci, if cLr'eful I y used, canmini mise the lengths of road required to serve an estate ­
for e;.ampI L-:
 

- double 
 loading roads (residential plots ott bolt, 
si do) ;
 

- IJse of 
 P-loops whichm ma!imfises dolUble-lodi rsg of
plots and leads 
to increases in overall densi tiL-s 
(eg.

u-.ifig m tarmds aria P- loops it s possi b IL to
iricrLose densi ties from 92 0-LI/ha to 25duill,;
 

- Use of pan handles which results in very 
low average
frontage per plot; and so on.
 

the standard 
 of surface of roads 
 is also open to policyflexibility. 
 The City of Harare maintains that 
the capitel

costs of double-seal surfacing 
 all roads is ecoaI-o, Ically

edvi sable in the long termg as it cuts down on cooitinuingoper,4ti on and maintenance cos.ts. However velicle ownershipit, t.L hi rjl1 densi ty areas is ex tremel y Iow arid ali I other1oc.l auth0or-ities interviewed by the consul tent believed
that onjly bus routes need be tat red wi th other" roads bei rigqIravel surfaced or (in the ofcase small centres) formed 
wi Lh no surfacing. 

In GtjuruI's tkoba 12 high denisity area, serviced by the local
 

http:rese-vat.on


FIGURE 10 
: USE OF P-LOOP ROADS TO MAXIMISE DOUBLE-LOADING
 
OF PLOTS
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FIGURE 11 	: USE OF PAN-HANDLE PLOTS TO MINIMISE ROAD
 
FRONTAGES
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cauthority and the MPCNH, "all roads 
 were tarred. However,

because of 
 the high costs of this development, the Council
 
%LUbse(queg't]y passed a resoll Ltion th~L uol y bus rouLet be 
t.. rred i l. . . . . . . . . .
 . . . . . . . . .
 

Tlhe Departtment of Fhysic'al Plainair~g is prepared to ccepL, 
on Flat ter'rain, that access to individual plots need niut be
formned (let -alone surfaced) roads, as lorg ab access to the 
vicinity of groups of houses is provided so as to c,,t- lot,
enisergeacy vehicles. Whilst the City CouFIcils ate (I(: wi 3 )irIC
to accept this lower standard smaller local auLtLh'rj .u are 
open to the idea. There are at twoleast cases of local
 
authori ties already adopting this standard in recentl y

developed housing estates.
 

4.2.4. Recouping of Costs
 

This matter 
is dealt with under Section 6.
 

4.3. Reconmendati ons 

4.3.1. Building Standards 

Noting that present national policy for home oweiertihip is a4 roomed core house to a high stardard of fiml li1bL tha
 
the costs of such housing are becoming Visibly umIaf Fordable
 
in 
 nmany Lrban centres, it is recommended that the recent
 
efforts by some local authorities to construct shell 
houses
 
be carefully monitored ujith 
 respect to building costs arid
 
acceptability to beneficiaries and 
 that technical and
 
institutional support 
 be given to local authorities to

develop the use and testing of local 
building mwatertials
 
including Terrablocks and sisal-cement roofing sheets.
 

4J..2.I. Plot sizes
 

14oting the increasing costs of rba, Lspr awl, Lhc4L ]iidiii
 
finite, that there 
 is no qttal tLtive r eason fot, plot

fr-ontages to measure 12,5mm, arid 
 that iifr astr'..rLLorl cUsLs
 
are directly tied 
to frontages, it is recommended that a 
minimum plot frontage of 1m be adopted and that in time a
 
minimum plot frontage of 10m be adopted.
 

4.3. 3. J. Infrastructure Standards 

Noting that roads and stormnwater drains cost trum, 22 - 44% 
of total plot servicing costs, it is recommended that
 
terrain permitting and dipending 
 on the level of priva'.t'

vehicle ownership, -20% of 
 all plots in new housing LiyoutQ

should have footpath access only. 
 In such cases, prc:'.'. sion
 
should be made for gravel access 
roads to the vcrr'_y of
 
groups of houses. Furthermore, only bus rout.r 
 .... [

tarred in 
 new housing estates; all other roads ton 
 w'c.L:.. 

surfaced.
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5. 	 LAND UTILIZATION
 

5. 1. 	F istirin Conditions 

In Section 4.3.J. above 
 the issue of plot sizes was
 
discussed and it noted that
was Zimbabv.e has fairly large

minimum plot sizes of 
300m2. Gross densities (10) are low in 
comparison with international standards. Gross desi ties 
ini Hrrare's 	 aredensity suburbs only 11,2 du/ha and in
ChitLungwiZa they are only 17 du/ha whereas densities in, for
e;'nl InC I ndones a' s p Ianned high density suburbs are
approximately 32 dit/ha; in the unplanned suLburbs ,s high as
 
8. di,/ha. (11)
 

Densities are low in Zimbabwe due to a numnber of 
 factors:­

(a) 	 the large plot sizes (see Section 4.2.2. above);
 

(b) 	 the gene-rous road hierarchies used in layouts (see 
Section 4.2.3. above); and 

(c) 	 the generous provi si ons for 1' tisade communi 
faci I i ties. 

Standards requi red or commonly 	 by DFP inendorsed 	 approving
layottyts (in terms of Section 44 (state land) or Section 160 
(muni cipal i ties)) at- laid down ir DPF-s "Amended Planfoing
Standards for High Density Low Income Housing Areas". 1 /80. 
They :re as follows: 

I primary school/500 hooseholds 	 6 ha 

2 secondary schools/5 primary schools : 	 12 ha 

(eacht ) 

I place of public ssemb]y/153,i) people 0,2 ho 

I comunuity centre/lO 000 people 0, 2 ha 

I area administration office (as needed): 0,5 ha
 

(10) 	Gross densities include the land r-quired for 
residential plots; internal access and distributor roads;
Commercial, service Jndustrial, recreational, health ai-od 
educational facilities; car parking; and footpaths. 

(11) 	 The case of Indonesia is used a topical example asas 

senior planners in the DPP recnntly visited 
the country on a
 
StUdy tour.
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I 

1 ZRP Office/suboffice (as needed) I ha
 

primary care clinic/.40 000 people 0,7 Ila 

Commercial faciliti'es 0,3 

ha/1000
 
people
 

Service (day-to-day needs) industrial 
 : 0,06 

ha/I 000
 
peop I (? 

Open space/recreational facilities I0% of 
total
 
1 and 

Beer-garden 0, 3 ha 

Public parking 11 bc /3in 

shop 
fr orn t age 

1 bay/20
 

sc~a t 5 

I bay/40,,2 
beef 
gardeii 

Sewaqe treatment works 
 0,4
 

ha/ 000 
p eop I e. 

5.2. Discussion 

5.2.1. Plot Sizes
 

Minimum plot sizes in Zimbabwe are large by interrnation.al 
standards and contribute towards urban sprawl with 
associated increasing burdens on transportation systems,
infrastructural services and agriCUlLr-al land. 

A sIr vey of 80 site arid service projects in 27 cCur, tr1i C 
c:arr-ied out by the World Bank showed that 41% of plots elre 
less than '100m! and 62% are not bigger than 200m!. However-,
 
plots in Africa do tend to be bigger than in Asia or Latin
 
Ameri ca. 

As discussed in Section 
4.3.2. above, efficiency in ]r.:y'out
design (for example by increasinq densities from 22 du/h,; U, 
25 du/ha by the use of P-loops) arid decrraa':>,: ploL 
frontages can go some way towards ininimising in'rrastruct Lr-Q 

http:interrnation.al
http:clinic/.40
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costs 
even when plots of around 
 300m-z are mciintained for
political 
or social reasons.
 

By establishing 
 a minimum 
plot size, the policy is fairly
inflexible 
 with respect 
 to beneficiary 
 needs andaspir ations. For example 
 it may be that a household is
willing to forego private space (within the plot) 
for larger
(and perhaps more useful) public open space.
 

This is particularly relevant in light of the 
PlPCNH's recentacceptance of' 
I ­ and 2 - roomed dwellings to cater for
smaller families. 
 The Ministry has suggested that blocks of8 or, so single rooms might be constr-ucted on a 300m: plot.However this will potentially lead to monotonous developmentpattterns and expensive servicing costs (water 
and sewerlines would have to rLun the entire length of the long row of 
rooms).
 

In practice it may be 
 more visually pleasing, sociallyflexible and to
economic 
 cluster 12 20- single and doubleroomed .ni t sh around a large semi-private open space (ie theequivalent of 2 X 3 00mi plots. Furthermore it may beSocially and economically beneficial to build low-rise"garden flat" type accommodation with two stor-eys of rootscl ustered around an open space arid each room with anl 
indivi dual entrance.
 

TI 1ec d-sj grm principles 
 are slhown schematically in
 
Figure 12.
 

There is therefore need for the policy to address itself togross densi ties of development rather than nett densi ties(plot SI:es). For- example, by calling for a maxiuflnm grossdensity of 
 28 d.u.s/ha rather thdn plot sizes of 300m. theoluS would be placed on planners to seek user participationand tradecoffs in public or" private spaces. It would also.llow ior the mixing of different plot sizes and housingtypes which woUld 
 make urban fctbr i(.

for a less monotonous

than at present and be in line with government policy toencourage the integration 
of dif fer ent soci o-economi c 
groups. 

5.2.2. Efficiency of 
Layout Design and Standards
 

However even if, for the present, the 300mn! plot size ismaintained, an 
 analysis of 
 typical high density housing
layouts in different centres around 
 Zimbabwe shows that on
aver-age only 40% of the total estate areas are actually used
for Phcuse plots. 

A case iri point is the recent plan drawn up by the City ofGweru for its high density residential expansion in Mkoba 



SlrTE FLANS FOR LOOCATING SINGLE AND DOUB~LE ROOMS 

,-&rrL 4 01AeZ S44r i. 
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18, 19 and 20. An analysis of the land 
 use shows the 
foil owi ng: -

Total area of estate: 160,08 ha 
Area suitable for built 
development: 
 109,46 ha
 
Percentage of different 
land
 
Uses:
 

Residential 
 44,4% 
Community facilities 38,5% 
Roads 17, 1. 

Density of development 16 du/hi.
 

In Section 2.2.3. it was noted that the land prices charged
in plot sales (by local authorities and central 
government

alike) are very low in compari son to the true market value
of land and that these prices are often not adjusted for

three or four years at a time. Therefore it may well be 
that if 
 plot charges were more reflective of current market 
Values it might become ecor-omiclly fudaible to build houses
with deeper trench or- even pile +ounuaLiots on poor soils;.
Alterrntively it might become eco,,omicol ly feasible to bui ld

garden flats/terrace acr'omiodation rather 
 than the land
hu,igry and monotorious single detacheo dwelling uni ts and
thi icake better use of all available land in new housing
c.'Lates. Almost by default, the state and local authorities
 
are currently supporting urban sprawl.
 

A further analysis of the Mkoba (or many other) layouts
shows that Lip to 56% of the total developable land is given 
over to community facilities and roads. 

The need for reduced road hierarchies and road -ccess to all 
stands has been discussed in Sectioi, 4.2.3. 'oOve. 

As far as community facilities are concerned, there 
contradiction in objectives facing 

is a 
planners. On the one 

hand there is political and social pressure to provide an
aburndance of educational, health, recreational and
administrative facilities. On the other hond, the land
provisions for these uses is over -generous. Nor do these 
uses pay for land (part of the endowment), or services; nor 
do they pay rates to the local author ity. 

One of the most obviously over-provided for uses is that of
schools: 6 ha for primary schools ard 12 ha for secoisdary
scilools. These large plot sizes are requested by the
Ministry of Education to support its national policy of
education with production. Originally this policy v4as 
conceived of as attempting to provide sophisticated
technical educational to scholars to complement their
academic subjects. However since most schools do not have 
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finances to equip high tech workshops, machine rooms or
si mi] at-, the policy has degenerated into promoting

qigricul Lure at schools - even those located 
 in high density
 

urban cerstres.
 

Admittedly only 1 - 2 ha need be on buildable soils and

schools are often--given.- poor land,... for.-
- their -...production.
activities. However schools should ideally be located
 
centrally with respect to residential stands and these large

plots have wasteful lengths of road, water and sew-rir 
 pip.i

traversiig their perimneters. One 
 might draw a rru:p,-r-.,,rOr,
 

wi th, for- example, neighbouring Botswana where 
printary and
 
secondary schools take 
up a mere 5% of developable land. 

5.3. Recomendat ions 

5.3. 1. Densities 

5.3.1.1. Noting that there are strong political and social 
pressures to have a minimum plot size of greater than 200rn2
 
but that substantial savings in infrastructure can be
 
effected 
through reduced plot frontages, it is recommended 
that a minimum plot frontage of 11 m (275mz plot size if
 
plot depth is maintained at 25m) be adopted and that
 
eventually a minimum plot frontage of 10m be adopted in
 
estates where single-detached houses- are to 
be developed.

These frontages should be constantly revie-ed by the
 
Ministries of PCNH and 
 LGRUD and local authorities with a
 
view to reducing them 
further over time to 8 metres. This
 
reducued frontage would be particularly appropriate in the
 
provision of cluster housing 
or garden flats.
 

5..3. 1.?. Noting that the laying down of a minijAuen plot size
 
leads to monrotonous housing estates, 
 and need not of itself 
Cut down on urban sprawl or infrastructure costs, ,a d uin'inq
the MPCNII's recent policy to permi t sirgle arid doubl.', ,-I*'(.';:F
for rontal, it is recommended that discussions be uii(. ' i:i -,
with the MPCNH and MLRUD to promote the notion o a maxinum 
gross density policy. A maximum gross density of 28 d.u./ha
is considered an appropriate starting point for discussions. 

5.3.2. Efficiency of Layout Design and Standards
 

5..3.2. 1. Noting that infrastructure and transportati on 
co.;ts could be reduced by achieving efficient layout design,
it is recommended that one of the criterion for layouts for
 
high density residential areas being approved in terms of
 
Section 44 (of the Regional, Town and Country Planning Act)
 
or 
Section 160 (of the Urban Councils Act) is that grcs
 
densities of 
at least 22 du/ha be achieved.
 

S.3.?.2. Noting that the state arid local authorities are 
supporting urban sprawl by their unreaslistically low plot
sale charges, it is recommended that plot prices be set at 



the current market value. of 
the land plus 
a factor for
 
future replacement costs.
 

5.. ,.2. 3. Noting that alternative building designs and 
technologies 
(such as garden flats 
and deeper foundations)
 
may be economically feasible 
 if the true market value of

land were 
 taken into account 
when costing single detached
 
dwelling units on 300m'" plots, it is 
recommended that MPCNH
 
take the 
 lead in designing and costing alternative building
 
types for implementation by local 
authorities.
 

5.3.2.4. Noting 
that approximately 40% 
of iiost layouts for

high density residential 
areas are reserved for community

facilities but 
 that there is a need to provide a range of 
comm,,nity facilities, it is recommended 
that the Department

of Physical Planning review its 
"Amended Planning Standards
 
for High Density Low 
 Income Housing Areasu of 1980 in 
the

light of how efficiently 
 existing large community facility

plots are being utilised and in relation 
to standards
 
adopted elsewhere in the region.
 

6. CROSS SUIFSIDIES 

6.1. E::istinq Conditions 

In Section 4.1. data was presented on the plot servicing
chcrges incurred in 5 different local authorities and the

monthly charges made 
 to beneficiaries. It can be seen fro
the figures that the plot servicing costs do riot have a
direct relationship to 
the monthly charges. For example the
capital cost of servicing a lhigh dersi ty plot in Hara, e is
approximately Zs3 
 285 and monthly chirges are around Z$19.
 
Yc.t the capit&l cost of servicing 
a plot in B idura is Z$3ss5: bUt the ,rionthly charges Z$49,69.6e (12)
 

TIis i-* so because the capital costs 
of some services are
recouped at different tariff 
 levels by ltfer et local
 
authorities. 
 In line with MLGRUD 
pol icy, all Urbafi local
 
aLthoritir-, recoup their 
costs in the following way:­

(12) Thf, monthly repayments in the case of Bindura are
 
substantially higher 
than Harare because of recent major

augmentation works to 
trunk sewers and maturation ponds -:rd 
water mains. The monthly charges cover capital costs as
 
well as operation and maintenance charges of these works
 
spread over a 
much smaller beneficiary group of 
high density

residents. By comparison, 
in Harare for example, capital 
costs of these works would be spread over all residents andlaild users ii the city as a whole. 
To some extent therefore

the low density and older high density areas are subsidising

the newer 
high density housing estates. This subsidy,

although not fully quantified, is thought 
to be in the order
 
of Z$3million per annum. 



(i) The capital costs;of the house 
(which include the 
costs of the.dwelling unit itself, road access and 
stormwater drain, the plot price and survey fee, water 
and sewerage connection fees and capitalised interest) 
are recovered direct from the individual beneficiary
through 4 purchase agreement. The cost laiddown in ..Purchasep-- agreement c-an only be increased if there is a 
general. ri se-ir, interest levels. 

(ii) The capital costs of water and sewerage retJrt0,A:.tc-r 
within the estate are recovered from tariffr rh -,'cI''" 
Across all high density suburbs, or, as in the case of 
Harare (from I January 1990) across the city as a 
whole. In Mutare'only 8.0% of the costs are recouped
directly; 20% are recouped by geri,-ral tariff increa.es 
across the city as a whole.
 

(iii) Operation and maintenance costs (as well asadoinnistr-ative costs are recovered from fixed monthly 
supplenentary charges (or, iii the case of Harare, 
rates) . 

Increases in tariffs and suppleuieiitary charges ii, he higlh
density areas must be approved by the Minister of LGRUD. 
(However, increases in rates in, the low density areas can be

adopted by the local authority itself after advertising the1rlcr~sc-s) . 

The e:ceptior, to the above system of charges is the Ci ty of
Harare which has fully' adopted the "one - city" conicept. As 
from I Jaruary 1990 all supplenientery cIharges will be done 
away with and the water' and sewerage capitil costs and all 
upet ., ti on "id maiitenance cost- cr u to be recovered through
C, :;ji',qle city- .ide rating system. Every residential st..cnd
 
.,i,d eror,-j Usideiitial stand will be clarred a ba ir. m :
 
7.$6:78 plIIs the rat-eb]e value of improvesnLunts oi t..'... 
Wh,:re Lhese exceed 8Oen-' floor a'ea. (13) 

Oti,er e.:ceptions have been in Ihe case of recero,t ioni­
venture schemes between the MPCNH and Hir are, RO aw,yf.Mutare and GWer-u City Councils. These sch-nie colmel le 
local authori ties' contributions (strveve,1 I 'ind on ,In
approved layout) with tle !PCNH".- rsoirr.:es (fiiidagcvts for 
iL-rvici-,q lend and buiildinq tilI' house.s). UndL jULilt­
vil?tlll e sChgrI.nes the ser'vi ced plot5 wi Lie houSes ar'L sold cit a 
cash hasis with no long term aiortisation of costs; locol 
aLiLlnr ties do root borrowii any |rno,,ey io, the ScheMs aid Lhe 
IPCNH gets its money back ai soon as the houses ark sold. 

Under joint-venture schenes, if a city wishes L.o cffset 

(13) With the exception of Council constructed g .. t. 
which will be charged a basic rate of Zs3,75. 

http:increa.es
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cer ti n costs over a longer per iod
iofft., caipl tal of tine (eg Hararecosts of water- ard sewcr c4(j Over' L, 
 C It ctjhol ea w over" a nlumOer of y.eors) the ci ty 4uast r'epay thleIIFC* the flull IanOLnt and bear, this alitO LisaLioH, ItSli. 

I . One-City Concept 

Donot s Io.e 
recomraended that 
 all capital (aild 0 & Il) costs
of i-r5'-Str-LctLUre be recouped directly from the beneficiar y
Liar'CJclCJh the plot sale prices in new housing projeCts. "Ilisr ecoge gedaLio is made so that benefici or-ies 
 would pay inaccor'da, ce with the size of their ploL. IL alo. s a
r-e - vi] y si inp Ie systom to adini ni ster. 
". '.rlpolicy is riot popular with eithur MLc.)UD or 

I atthor.i 1: es ir, Zi slobabwe for- the
loc.-I 


following r'e saiS -

i) IL L-1 vcLivuly nmeans that berie-ficiaries i=, stewhloitijag estitet s pi.syill aore par" ioloth thinr those inIO] tJL't usLuLus for 
 the sa e ltx-vi oi itift r LI LI(LLur i.(buci ,Lue of inf Icitionar-y pricz2 liicod,w In 
ira-r -tb Lv"uc I.ur"e) ; 

t) u(i I ]iL.L- L ci iaFrastrucLur L- lj;.is be mLceIs payab1 afLere,' iths ofa LiSI1cj th funlids. I ILr Lt of W . O L-+ Cii ry1L,.1i L.I 16 vL- to st mr L c il ig stui t I 11iLl Licif Cjo- wl UitrLr eunot s/Ia. hi.1d yet built 6 1Iuiu iid iu'Vd uiuiLo Lse plot.,rid vol*r # using water clld St.Ji llla 
l oye. (Al LhOLigh tile tciniyb'. ba said of 
the beief iciar'y isovist) Lo pay

cu vL'.y ffLt.L- caid r ocid -ccesS! pr 2or Lo 
+tof 

nmovi ig uijLci tsePI LJr ) .
 

.'i5 LuLr, 8u1.L1ii-t ofIi :'eien CIIclti'q.Lu ill t L i dluw lLy-Ub~rb5 luLis Ldir'± fFs iinLhuII i gh dt~ig ii t y SLbur0 itCo JCIlI Led ctt2 beiuig ijigr taaaL i t ciaiauiit wi iich would:ICOLIpt.d through Dedirect usur poysilents. IlIother wuisdthe low density and high'el*lubbi oldur denitLy suburb= arelH s1 :i) the nevi areas 
(Lo Li L- btief it of LiLy wi d 
reven)Ues) 

* 1 cCit7 of Hrare i s tile oliI y COU iIL II Lo deLe -tLh hiotf .i I y ddoptud a Lll ifora r cit ing syst:iLca (Lotim I-ft acruss Lice ta 
bas iC 

wh1ole LiLy. III- tS.LLIa of ;clat = as 

Lpe 
it,:ii.aamuin plus rdto oil the Si zu Of property plls Valuc
OFF l pllifi ,, r0 ili-an
C<.= will tlia t Lse doaijotr critut iollprople ,ortc. cl'- tiaLy.jd according to tLe si-e of their plots wiJltive iar.:t Huh1. 1oilier Hluri ci pal i ties at e si owl y buL SL,r-i yivicreasgiq tiho tariffs ill high delsi Lty area tfciterrate. thLia thiob.e in' the low density 

t a 
areas so tuas narrow tIegap between the areas and achieve lli fi ed r-aLireg ISytIwiLthis 5 years, Wi i L01 it losing.. over al I venlue5 .
 

k r. , 

http:CIIclti'q.Lu
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6.2.2. Amalgamation of Rural District Councils
 

111- 10-1 -. ! " 0Apardt0 dIZCOL~iLs art k ep t f or' )Iyiil ad I owdL-&i j 1.y LorL'as the r atcti fromt the central busi rietis di %Lr i C L
inuir~~n.centres are - paid- into the" sciieedC- i ~ h c~
deni'j Ly rt.siddiit~ a] areas and the lii yl, deiasj ty aCcou,t~s corcoiflpartivel-y poorer-r. Th smciur towns (wih ocil Itii CSVL)t el y oiI r-LvL-gg1j('5 rai sed front tLi CcoiiseaauClal iarni5. W1 tti ..941141 qe'.111.ti Oil Og RIurf-1 and Dit~tr i ct Counsii tiiia Iow 3<c, rdLi'vi i IJL* VL.?V LUndLr-r L*presefijLCed i. the anialga.ic~tid Ccjunci Is.tII1.0bii.11 Iti ?tl Will lik~el y receive luw prior-ity 

6.., . Tariff Increases 

ior to independence the high deensi Ly arec~ wzr eadgijri trd by appointed ptibl i I csiuaunitLraLor tNi th 'no
ibackyroUted. hOUe it aras had rioiIosIic poi i c~rprosnaLion- oil the Ilocal CclLIrC i IS. At the.. eiid of thefi utaiic.2a ee c;]~ whern boci, did IedI *d, the bal &IlC. 1 t I'.admx iistrators WOUld Of tenl uni I clt-c~ I ly increcsie tt.. beterPC .1LL.S (pid i eLo the tIOUsincg aLCO.lil.) arnd 1 ie.f L'cit theSL1ippl L'iit,,rci y Chzlrcjt.IS. TO CO~lIteLCciCt te obVI'iULUt SUCLI dlpuI i liccl Li i ;P . 

l']
Z-.iI.IrI-e 1ti t I It:i~ie i IIc, e is bbCCI.L &L ameC1t:u'.ji ;lr tw th..t the~ M~init~ter, eiILISt appJ0Iove ±IICr'ti = s III theLI .tr* i f f L, -,IdII .. pp1 teieneary Clivcrqet -iii Lice haigh duJelibity ca uti(Frioru LLu indopotideic the PHini-zter- delegciLtd thii iuticir eto :- iiidi c -4ieingcr, t'.ssititatiL SL*Lf tvLw~ V 1 vel) 
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6. 2.3. Private Developers 

FriiVCLL' duvelopcurs who service raw 1dfand do not Curr~mLly
uiljuy the bencefi t of hav~ing their water- and sewer-age capi talicosts spread across area-wide tariffs. These costs have tobe diructly r0couped from the beneficiaries through the plot
sal es. 
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However- in a recent example, CABS has serviced raw land for
220 plots if, Hatci if ie, Harat e :,.d has subsequerl y Iara)ed,Jvt r th services ol)d a loan (rpyblt over 11 y ,r LoCover thei r capital costs to tthe City of Harar e. In thi ­way, the City will now recover the capital cosLs u T tile
servicing from city-wide tariffs rather than from individutl
 
benefici aries.
 

6. 3. Recomm".ndat ions 

6.3.I. One-City Concept
 

6. .. i.1. Noting that all loc l autlhorities iiie LInovig
toward a one-city concept for political reasons and a 
merns of iliiitaining revenues, it is recommended that the 
current 
system of recouping water and sewerage capital 
costs
 
across the' city as a whole be maintaine-d and be extended to
include servicing of 
raw 
land by private developers.
 

. malgamnation of Rural District Councils 

b.-.C.?. I. roting that the smaller tow,, will be very poorly
** .. t'r.i L t2d oi- tie aili&1cjcni,,ted RILr' l Disitrict CouIL Ii aljdthat ,s uCIJ urbo.n i ssues and housing in par- i cul ar LJi I Ir'ecLk.I vc* .cr , low prior t y, it is recommended that this 
potential 
problem be raised for specific discussion with the
MLGRUD and that an investigation of smaller towns oeinitiated with a view to compiling a list of those centres
which would warrant forming thei r own seperate local
authorities in their own right together with training of theamalgamated Councils in areas of urban development and 
housing policy and finance. 

S.. Tariff Increases
 

No 1i.1 t1,t. L rbanr, local aU thor i ties are empowered to appr ove 
r'itos i ncr-eases by tnein leyes but tIOct Lthey IIhuLz Lqai 1iiII1t.erj,al approval for increasing tri ffb whlich irf turI, 
causes delays in approval of borrowing powers and notis inkeeping with the orie-city policy it is recommended that theneed for Ministerial 
approval for increases in tariffs and 
supplementary charges be abolished.
 

7. SURVEY ING 

7.1. EJ:istig, cor dt oes 

Zimbabwe is covered by an extremely compr-ehensi ve land 
cadaLtre system comprising: 

(i) Information filed in the offices of the Registrar of 
Deeds which contains information on 
- the unique name and locality of the property; 
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- its ext'ent;
 
- the name of .the owner and all former owners;
 
- the conditions of title attached 
to the property
 

and any additional real rights enjoyed by the
 
property or to which it is subject.
 

(iiVA survey.. diagram/general plan - filed- in the offices of 
the Surveyor 
 General which gives a mathematical definition 
of the limits of the property in relation to its corner 
points which are defined 'by beacons and which in turn bear a
 
fixed relationship to the national trigonometrical Lt.... 
[his definition can only be determined by a detailcd -ield 
SLf"vt. 

Iii terniti of the Land Survey Act (Cap 147) only legally
registered land surveyors may undertake title survey work.
At pr'osent there are only 17 registered land surveyor s (plus
2 retired). in the country of whom ii are based in H-r.. 

7.2. Discussion 

7.2.1. Alternatives to the Preserst Cadastre
 

*rhe consultant briefly investigated the feasibility of 
other, less rigorous cadastre systems which might bemused in 
high density housing areas so as to speed Lip survey work. 
Fcg e::aniplv, in Botswana some use has been made of air­
marking stand boundaries and then flying aerial photographs
ab c .dastral records. Similarly, satellite imangery has been 
used in Angola. In the past only block boundaries of high
dc.nsi ty areas Wer'e surveyed by registered larid surveyors.
Survey/engineering technicians then pegged individual plot 
bound.iri es. 

GI s/L-1 the iniall plot si:es (and the recomeendaLi o:a-, ':.T. 
report to reduce frontages sti l1 fur Lh ,r ) it i n)
consi der-ed that adequate air-marl:irag WOuLI d be any for e 
e:peditious an undertaking than the existing ground surveys
uhicl place steel pins in concrete beds. Similarly, the 
block boundary surveys carried out in the eerly 1980's ha-ve 
bc er abandoraed because they led to problems ir, laying out Of 
services (which follows survey). In many cases survey had
 
to b:. rtodone after the services were in place.
 

The comprehensive system in place in Zimbabwe has been 
successful in so far as that there has rnever been aii lanid 
dispute in the cadastre history of the country which has not 
eventually been successfully resolved in the COLrtS. 

7.2.2. Number of Land Surveyors
 

Although there are extremely few registered land surveyors
irn the country, the University of Zimbabwe will be producing 
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4 graduates at the end of 1989 and 12 in 190. 

The trai ni rig of a surveyor- consi sts of a four year academic 
ccrse plus one year articles followeu b a trial survey for 
regi strt ion purposes. The course requirements are on a par
with most other professional training courses offered in the 
country. The course is not consi dered to be so onerous as 
to be prohibitive to prospective students. 

I 

Hobwever to be effective on the ground, each surveyor needs 
equipment and a vehicle 
 to the cost of approximately
US$=l0 0u'). USAID has 
 recently made available a loan to
 
import much needed equipment; the effects of 
this have yet
 
to be felt.
 

7.2.3. Survey Delays
 

In spite of the positive conclusions reached in the above
twio points, the consultant found that surveyor-s are hold

responsible by local authorities for lergthiy deldys in the 
land del iver-y system. On 
the whole, the consul ta t reached 
the foll owinrg corclusiois: 

Despite the overall 
shortaqe of sLurveynrs, the 
.'r'veyors are able to respond fairly ropidly to 
recqtsestrs for surveys and can survey 160 st~nds per 2 
woe , o", relatively sparsely vegetated sites. 

D-l ays are often cased prior to the work being
actLl ]I ssi oned of a surveyo, . A" obvious'COlinii 

example of this is the time it Lakes for a surveyor to 
be commi ssi oned stateon land. Tli s is di scussed ii, 
detail in Section 3.2.6 above. It tokes at least 6 
weekLs once a layoL t pl an has bor, approved by tt DFF 
to be sent through USLO to the Sureyor Generl's 
office or.d th r,ce orn to & u.rvyor . 

Ftrther delays are caused by snomolies in approved
plans which have to be returned to the plarirer s for 
amendments before the survey work can be firsl i sed. 
(This point is also discussed in de-tail in Section 
3.2.6. above.)
 

7.7. Recommendat ions
 

7.0.1. Noting that Zimbabwe has a history of never having
had an unresolved land dispute, that less rigorous cadastre 
methods of establishing stand boundaries are 
 riot possible
given the small stand frontage dimensions end the need for 
accuracy when laying out services, and that the University
of Zimbabwe is training an increasing number of land 
surveyors per annum, it is recommended that the present
delays caused by the need for cadastral survey be weathered. 
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7.3.2. Noting that the survey profession is poorly equipped

which exacerbates itF present problems of meeting deniand, 
it
 
is recommended that USAID continue its support 
 to the
 
profession by way of short-term loan financing 
 for the
 
importation of equipment and vehicles.
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Th er . r r Fe'.,er :41 d i - F'c.r-t .Qenc. j es i nvo] ved i r) 1.he
P rvn r o I i-nr for- h igh density shelter. In edd iti L, )th e' rc diffent reqii renents for pub Ii c Lrrd prI v.1 e 
s ctor developers. 
I.] I Ienti fv ihe v,-r-in.,' Aoec.1 and thIeir r'clfE- )i tl, 
provi si on of I ?nd. 
I. ? 

f7ech 
I. -, 

Ident ;v pcE i bl e c ro-t 
of these accencI . 
Hi nhl j ohi, d ; f -- r-r~c r.-

r&i risJ E 

,el icn 

. d sc 

i.er,the 

tit. ori: r cli tE-d 

r r-qt.i re-,er t 

Lo 

or 
pth.I ,c P d pri vlre le .--I o:.e-c os i, qh denti ty shc ter. 

2. iI dino Standards 

Pr FT nt I v hI di riq costs .r" ri si np more r F.pi dl li-n ncomrne in ZiTmb.)bw e. Th i s mroens that there w i I I be rfnir ,rre sir, o nc-ed for scil tin. - IPt Ar loWer .oFt , iI reI lterm ,! tha 
 fthor bc rno r. ferr.d t Or!Ay. The e:: i =tj[;
sf* I eq for- dvofo,r-r-1 I o I .I cost shel t er assilic-., t i lhtti.breoi ci aresic w rt and deser-vc cnrt %in mi ni MUM stiand-r ds s,, , ?s p;'ed ro'ds, I FIqe pIc.I etc. Ho -- ver , 1.t Epossible that the br-nefici Prjes' desires m,.y diffe,- fromP st inq EFt.-tic-rds and/or o.'er lII costs cFn 
be redf.ced.
 

2. J Describe and compare thce ActuAl] standards itilized 
by

sp]ected 
local authorities.
 
2. ? DO ermi ne the actual cost of irIfr asi ,ucturE-., and tlhe 
cost to the beneficiary of alternative plot sizes, in three
Urban and two Roral Counci s.. 
. Examine the argumentls tised by the HFCNH'L GRIID 6nd 



local authorities for the retention of present stAndard. 
part I CLI ar I V i n t er n, of d...el opnri nt and ,i rit eranc e- c o t s 

3. The Cross Subsidy 

.Ctrrent I y there i s a Cros_ subsi dy be L..een uppel" and ] ower 
income orooips. On-site water and sewerage reticul atIon. 
i. e. . w&ter ai,,d seweraqe pi pewor k, when developed by t he 
local A-thorities in hiqh density areas, is not paid for by 
the occupantr. but is recovered throlqh the Utility tJ!v:,.fc:. 
On the other hand: if a private developer wishes tu dUevelop 
hiqh density houSj no, he miist chraoe the fII] Cost tC t he 
pLirchaser. In this connection the cor,-'Lltant shotild: 
3.1 Determine wnether alI Local t3,.,t houietr- ch;ar qger rr,-_i te 
retiC ,Ilation of water rnd sei-jeriqe to the '.ItiI it 1r- or 
whether some charoe the individual si arrdholder'. 
3. 	 2 Determine the at tI tude cf IFCNH/ MLGRUD and I ocal 

utthcritj es to ch,.n i ri the current system by: 
7. .7.' i Ch,-rQinQ th- brr, eficiari es, i low and 
hi oh densi t y ho,,s- nq schemes, a] )Le for the cost of 

on-si te servi es. 
3.7.2 Charq in the r Pt I c Lat 1or in pri vi c y 

deveIoped hi oh derTi 1 y hnIiS nq _ctneF-S (hdi ch wotld incIuLde 
-cooperatives. enp) ov r s 3 ted hene etc ) to the lit). liIty
 

funds. julst i n the same w.. as i s now done for pub] icl)"
 
fi nancEs project s o' , vI Ce .er sa charoinq beneficiar es in 
I A pro ierts on the same bae es those in pri vat.e proects or 
vice versa, charqinq beneficiaries in LA projects on the 
s.ame base as those in privete projects.
 

4. Land Utili-a-tion
 

L and Lt. I iation for low income hosiriq i s very considerable 
dIre to hioh land use standards for plots, road access, and 
community fac I It ie 2s . a resilt., ]ow Cos sts1rlh),"';r ­

are bei no forced firt hcr a-ro further- "ro to.F (LII . 

the o.r rev to worl f oJ- o.Iow nc I, qr - ' ha,1ms bec orc- ver y 
o,1,O. Ihis h-s been high Chted by the current crisis in 
the pib) ic transport sector. Fufrthermore. vuIabIe 
aqric,,l t,,rp] property i s beinq used for she] ter and some 
]or ] ait, hori ties ar- rirlnirnq oil. of I ard. 

4.1 Fx i''mine cuirrent l -nd uise, and compare it wi th 
Prcepthi.b so l. ons for plot si zes whi ch may be suqoesteci 
by potential benef)ciaries in Part I of the study: tocother 
wi th i nternati ona]' I y accepted larid Ise standards for 
commuinity faciIi ties. where these are lower- than those in 
,ist. in 7inmbabwe. 

4.2 retermine the e;:tent to which such savings in land use 
wi] reduce the area of land urbanized, journeys to wort-, 
the I onq term costs of urbanization etc. 
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5. Land Acqti si tinn 

in cases whero I oca l Luthor- tiecs arid pri vat e devel opers have 
to acquire ] and , there have been considerable odelays dLue to 
the I.Fck of planners. surveyors, etc. Even the procLur'ement 
of State Land has been del]yed. 

5. 1 Outline the proc'edUres for Iand acqLi S1 t ion0r, and 
recommend &ny 
mesures that miQht expedite it.
 
5.? Explain the dal]ys currently facing LAs who acquire
State Land throuch the Urban State Land Office, and
 
recommend measures reduceto these de avs. 

6. Surveyi ng 

The lack of trained surveyors and outdated equipment have 
effected the delivery of land. Nonetheless, there are other
delays in the sLrveyinq syst en which coLl d be resolved 
relatively easily. 

6. 1 Does thL- systen, by wrli ch cadastr,a s Lvr.v c high
densi ty hoLIsJ no pl ots is CoMMessi ored wcr i. smoothI y­
6.? Are the-&e ny admi ri trat ve n e1res 
 that c ::, be 
adopted to make it wort, better: 

R. FI, ase I J 

If on anaIys, r and di scusSi on of the report on the &bove
iSSLes. it ippers that further evidence may be reqLiired 
regarding current 
 plot Utilization ?nd the prefer:'nces of
 
the public, the contractor she Undertake a 
 survey of about
120 tiousehol ds of which 60 shCul d be in Harar e, and 70 ea ch

in two smal ler towns to be cr' ecd. to det- r. 
 ne the 
fol lowing:
 

I. T ei r pr- Ferrr-d n, f i nr - ir) (-t- n,= - r--- v, ( eFreqIti red. and plot si ze. and r'el ate the di.- to ieren t 
]eve] of affordabi 31 t,. 

2. The manner in which beneficiaries put the
land within their plots to use, and whether they have plans
for the futrire(e.g. e-:tendi.rip house,heir sibdivjoinq etc) 

Finally. determine the extent to which current so] it ions 
m:tch thr priorities of benefciar ies. 
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