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vhhase 1 ABSTRACT 5 T

Zimbabwe js currently facing a natjonaj housing shortage. The major constraints to housing
delivery in this country are: lack of adequate financial Tesources; limited human and institutiona]
fesources; escalating costs of building materials anq equipment; and inadequate provision of
Surveyed and serviced land, The purpose of this study is to review the procedures and issueg
affecting the provision of surveyed and serviced land in the country and to identify possible
solutions to problems. Tie study has two primary concerns: that the cost of serviced land is
relatively affordable but action may be required in the future (o 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 Censity housing works relatively well but there are
bottlenecks in the administration of the land delivery system which result in higher costs.
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1. INTRODUCTION

1. 1.Background to fhe Studv

Zimbabwe is currently.fgcing what the Ministy of Fublic
Construction and National Housing has called & "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 thas same
perind, 270 000 d.u.s will have to be constructed in the
country’s urban areas. This would be necessary to meet the
ex1sting housing backlog, replace substandard unitec «nd meet
the needs of the growth in urban populations. (1)
Approximately 707 of these units are needed by low income
households. (2)

To understand the magnitude of this challenge one micht
consider the fact that over the period 1980-19835, only 2 5C3
d.u.s were constructed.

Al though the First Five Year National Development Flan (1986
= 1990) proposes the ambitious annual construction of 18 0QO
d.u.s this will not eliminate the housing backlog over the
FPlan period. The MPCNH has acknowledged that the major
constraints facing housing delivery are:

1. lLack of adequate financial resources;

2. Limited human and institutional resources;

(1) The estimate assumes that 1 d.u./household (i.é. 3,99
persons) needs to be constructed, i.e. it does not
leqitimise the de facto evistence of lodging. An alternative
source (R. Martin et al, 1985) has arqued that ! '

present practice of lodqing were to continue. {1 - .

be, in reality, 6,45 persons/d.u. There would then be coamass
for some 1467 00O d.u.s over the period.

Mote ¢ du = dwelling unit -~ a unit of shelter designed for
use by one household. It can refer to either an attached or
detached shelter type.

(2?) For the purposes of this Report, the MFCNH'S
definitions, (derived from the Central Statistical Offica)
are used, viz.
a8) Low income: Households wilh monthly incomes of l=2zs
than 24¢485;
b) Middle income: Households with monthly inconzs
between Z$487 - 7%$1000;
€) High income: Households with monthly inccmes G 2ater
than 251001.



3. Escalating costs of building materials and equipment
and
4. Inadequate provision of surveyed and servicad land.

The purpose of this study is to review the procedures apnd
issues affecting the last of thece constraints namely the
provision of surveyed and serviced 1and in the country and
to identify possible solutions to problems.

A consideration of building standards and land utilizaticn
forms a further part of this study. These issues are
discussed with respect to both appropriateness and
affordability. Finally there is a review of cost recovery
and subsidisy mechanisms in place and the 1and survey
requirements.

1.2, Study Objectives and Methodoloqgy
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
af fordable but action may be required in the future to

continue to keep solutions affaordable *+o baoth the
public sector and the beneficraries;

- that the system by which land 1s acquired,
subdivided and serviced for high density housing works

relatively well but there are bottlepaghs in the
administratinn of the 1land deliverv syst=m which result
in_higher costs

The study is divided into two phases. Fhase 1, reported in
this volume reviews the agencies and procedures involved 1n
the land «cquisition and delivery system, building standards
and 1and utilization, Surveying and cross—-subsidies 1n
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 1in which they currently make use of
land within their plots and their preferred options in terms
of services required and Plot sizes taking 1into account
different levels of affordability,



2. THE LAND DELIVERY SYSTEM

2.1 Existing Conditions

(1) Agencies ipnvolved i

Land for high density (3) housing 1in the wurban areas 1is
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, proclaimed i & -

of Section 4 of the Urban Councils Act (Cap 214). Thaas o

- the 4 cities of Harare, Bulawayo, Mutare and Gweru, and

- the 7 municipal areas of Masvingo, Chinhoyi, kwekwe,
Kadoma, Chegutu, Redcliffe and Marondera.

All local authorities which have attained municipal siotus
are empowered 1n terms of Section 98 of the Urban Councils
fct to acquire (by way of purchase, exchange, donation,
lease or expropriation) any land within or ocutside the
municipal area for high density housing amongst other
devel opment .

If the 1land in question falls outside of & town planning
scheme or Master Plan or Local Flan boundary, then the
Minister of LGRUD must approve the acquisition. This is to
ensure that development:'is not on an ad4 hoc basis but in
accordance with sound town planning principles., - The
Minister’s approval does not require the prior preparation
of a Master Filan or Local Plan which are conprehensive
statutory documents. It merely requires o technical
Jjustification by the local authority covering matters such
as the sustability of the land for the proposed devplopmen1
the Council’s &bility to service the land and the :
servicing.

I+ the land in question falls within an existing town
planning scheme/master/local plan boundary then the 1local
authority may acquire, service and survey the land without
further reference to the Minister or to any central
Government department.

b) Urban State land Office, M.GRLD

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

3) Throughout 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
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—-the 7 other urban councils in the country

comprising the 4 town Councils
Shurugwi,Kariba and Chitungwiz
Boards (of Chirundu,Hwange and Epworthl): and
—the S0 high density townships
areas within Rural Council

(of Victoria Falls,
and the 3 Local

in the designated
areas of

Amandas Filabusi Mtorashanga
Banket Glendale Mutokao
Beatrice Golden Valley Mvuima
Beitbridge Gutu Mvurwi
Bindura Gwanda Norton
Centenary Headl ands Nyanqa
Chatsworth Karoi Nyazura
Chimanimani Lalapanzj Odzi
Chipinge Lions Den Fenhalonga
Chiredzi Machele Raffingora
Chirundu Makut i Rusape
Chivhu ' Mashava Rutenga
Concession Mazowe Ruwa

Dete Mount Darwin Shanva

Darwendale
Esigondini

Msuna Mouth

Trel awney
West Nicholsan

Ivishavane

Land thus acquired by the state can then either be servicoc
by means of the State Land Development vote of the UsLs
(grant funds from Treasury) or by the local authority malking
use of loan funds from the General l.oan Fund.

c) Urban Devel opment Corporation, MLGRLID

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

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

— "to assist in the pProvision of housing and social
facilities within development areas" (Section 19 fc),
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 1is seen by its mother - Ministry as rne= =g
much a land acquisition fgency, as a facilitai-~ o=

servicing and surveying land on behalf of Partico.arIy

.
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smaller) local authorities, However given that it has only
very recently been established, it has not as vet proved its
capabilities in this respect.

d) Ministrv of lands, RAqriculture 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 through reasonable terms of agreement with the
owner-.

The procedures <for 1land expropriation are governeg oy tne
Land Acquisition Act, 1985 which is administered by the
MLARR. In terms of this Act too (Section &) any owner of
rural land may not sell it without first obtaining a
"certificate of no presant interest". This certifies that
the Government has no present interest in acquiring the 1and
for (amongst other things) town and country planning
purposes,

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

The MLARR has expressed some concern that as uwrban arscs
expand, they are encroaching onto prime agricultural 1and.
Urban development of high density housing 1in barticular
calls for relatively flat, well drained soils - criteria for
excellent arable 1lands. However other than in the case of
Harare (which has recently expanded very rapidly south
eastwards, the Ministry’s views are not regarded with much
sympathy by local authorities, nor do many private owners o
rural land seem to object to selling their Yoo . e
purposes.

The consultant found quite the reverse to be the case. The
owners of private farms on the peripheries of urban areas
usuually initiate a land sale to the local authority or state
as their farming operations are hindered by urban
encroachment (in the form of wood cutting, stock thefts,
fence thefts, veld fires and similar).

e) Prijvate Develaqgpers

Private developers may acquire land on the open market and
develop it ‘or high density housing provided that 1-

~the land is zoned in terms of an operative town
planmning scheme/master plan/local plan, for hign
density housing; or



FIGURE 3 ; LAND DELIVERY PROCEDURES
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-when an operative town plan does not exist but the
local authority approves the development because it is
in conformity with other land use. in the area or would
not have a detrimental effect on other uses 1n the
area.

With a few notable exceptions of company hous)ng devel opment
for employees (eq at Ruwa and in many mining towns,) privatce
developers usually apply to the locsl authoar 1ty or state
for serviced land on which to construct houses. Tivey do not
have much experience in lanag acquisition and servicing.

Given the present shortages of serviced land avel ladl e, more
atid nor e lncal authorities are affering to sell raw Jand Lo
private developers (including housing co-operatives) which
the develcper must then service and survey ol its own COst.

(i1)_Financing

a) Mipicipalities

On acquiring municipal status, all municipalities (wilh Lhe
possible exception of Harare ) inherited substantial tracts
of previously state land as commonaqe for fulte e capanision.
(Commonage 1s land owned by the local autiwrity For  “Ccouunon”
or public wuses; for example open Space, pPrimary  schouls,
local authority offices, and similar.) (Lt 1s ovnly in the
recent past that this commonage has been fully devel upsd and
many urban councils are now having to acquire Jand Frm
private owners,

The 11 municipalities generally keep seperate Reserve
ficcounts for land purchases. In theory they sell serviced
plots to households at  present doy mar ket values «nd Lhis
money qgoes into the Land Seles account - rolled over for

fulure land acquisitions. Im prasctice the scltual frices
charqged by the municipalities (and smna! ! o R
aithorities) tend to be lower thain corrent mz 2L vai .. 15,

This 1ssue 1s taken up 1n Section 2.2.3.

The Intrinsic lLand Value (1 .e. land only, excluding
servicing and survey costs) paid by bteneficiaries varies
considerably from nmunicipality to mum cipal by, 1iv Har are
the present LV charged to beneficiaries is Z%1,20/n= (i.e.
Approximately Z$360/plot whereas in Gweru the [LV charged is
{0, 40c/m=. Both Councils claim that their lL.and Sales
accounts show profits.,

However pearticularly the small municipalities do seek loans
from the MLGRUD to finance 1lanr acquisiticns as their land
sales are only a small fraction of what is requir ed. A
recent case in point wcs that of Redcliffe.) This is
probably because they turn over smaller numbers of jFluls cuy
an infrequent basis compared to the larger authorities.



Thus they cannot keep up with inflation in land prices for
future acquisitions.

0f the 11 municipalitiqs,' only Harare and Bul awayo are
permitted (with authoraity from the Minister aof LGKUD and
FEFD) to borrow on the open market.

All are pernitted to borrow from the Building Societies.
However with the exception of Harare, Gweru and recently
Redcliffe, none have availed themselves of this source of
finarce for servicing of land. This may be due to tre
higher interest rates charged by the Building Societies.
(For example the City of Harare has borrowed Z36 million
short term bridging finance from the Central African
Building Scciety to service Budirio 3 and 4 at an interest
rate of 11,5% per annum compared with the Government rate of
9, 75% per annum.)

A local authority wishing to borrow from a Building Society
must have this approved by the PMLGRUD. The Ministry will
only approve the borrowing powers of a local authority from
this source if it is convinced that the authority cannot get

sufficient furnds from centrol Government sources or 1§ the
money 1s needed at short notice and the local authority
cannot  wai t until the following financie«l year whien

sufficient Government funds might be available.

Ti.we the MLGRIUD views borrowing from this source as & last
resort and applications take a long time for vetting and
approval,

Al municipalities (and small towns) borrow funds from the
General Loan  Fund (administered by the (ILGRUD) and the
Nabional Housing Fund (administered by the HFCHH) for
servicing of land. In both cases the loans are mede ab an
interest rate of 9,75% per annum, set periodically Hy MFEFD.

Money from the GLF is used for the provision of primary bulk
infrastructure (eq trunk sewers and treatment plaents, water
treatment 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

10

(4) For the purposes of this report, "off-site" refers to
outside of the housing estate boundary as a whole. This is
the definition used by the MFCNH and the major donor "on-
site” -within. However the MLGRUD 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






- 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 MFEFD takes into account the national growth rate
and assesses how individual urban centres are growing
in comparison to this. The amount of funds approved are
therefore limited to this percentage e.qg. in 1988/89
funds were generally allocated to allow for a &% urban
growth rate.

- In May or June of each year the MFEPD gives a tentatiwve
figure as to how much has been approved; this amount is
confirmed in the budget statement in July or August.

- The local authority is notified of this figqure; it
advertises its intention to borrow the sum and 30 days
later (the period allowed for public comments or
objections) it submts it application for borrowing
powers for this amount to the MLGRUD.

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

- As 1n the case of the NFH, money from the GILF is ient
at an interest rate of 9,75% per .annum repayable over
25 vyears.

All municipalities endorse a policy of full cost recovery of
the 1land and servicing costs from the beneficiaries,
However there 1is some cross subsidisation across the entire
high density area and in some cases across the city as a
whole. This is discussed in more deta1l in Section 6.

In terms of Secticn 100 of the Urban Councils Act, after
purchasing new land for expansion, the municipalities are
obliged to transfer to the State any le&and 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 land.

Furthermore, when a local authority is granted municipal
status and the state transfer commonage to the anthority, it
retains a further 107 commonage for state purposes. Given

the large sizes of stands set aside for public purposes the
cost of such land can be considerable. This 1is discussed
further in Section S.

b) Urban State Land Nffice, M.GRUD

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



(including for high density housing) on behalf of S7 local
authorities in the country. It keeps & 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 +o
year cepending on the state of the national economy and the
degree of urgency for which the land is required. For
example in 1988/689 the vote was a mere Z1$200 000 — for all
lands use purchases, not only for high density housing. The
MFEPD does not support 1and banking and will only qgrant
funds for land purchases when there is a conpelling need to
do so.

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

Chitungwiza : I%1,65/m=
Bindura : 1%1,15/m=
Faroi : 231,00/ m=
Rusape : 1,00/m=
Chipinge : %1 ,00/m=
Chatsworth : Z%0,75c/m =

These prices are for a typical plot which has .sz-viczas
(particularly a road access and piped water) Lo the stand
boundary. Direct servicing costs are not calculated but ar-e
an estimated 7S% of the land sale price. Intrinsic 1land
values are therefore only 2pproximately 25% of the above
costs. . <

The Reqgional Valuation Office keeps these land sales priczs
low so as not to discourage growth in the ama) ) o
centrec.

257 of the money raised from the sale of state 1and goes
back to the Central Treasury rather ‘*han back into the
Ministry’s Land Acquisition vote. 75% of the amount raised
from land sales in a particular area is given by PMLGRUDZ back
to the small local authority of the area into an endowment
fund to offset servicing costs of land. However this amount
1f very small 1n comparison to the 1and servicing needs. [t
is generally about Z3$5200 000 pa for the whole country.

As in the case of municipalities, land reserved for siate

—

(6) i.e. For stands of approximately 3I00m=2 , In the cus2 of
larger stands a much reduced rate of approximately
1%$0,50c/m™ is charqged after 1 00Om=



purposes is transferred to. the respective Ministries at no
cost.

€) Frivate Developaers

Private developers finance 1and 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 1nvolved in constructing houses
(usually for employees) on serviced land, they have been
less interested 1n servicing raw land for development. fhis
15 primarily because 1t requires & longer bridging finance
peri1od before the stands can eventually be sold (a wminimum
of about 10 months rather than the 2 months needed to get a
roll over on houses built on local authority serviced land).

Prior to 1980 there 1is an example of a consortium of
employers who acquired land and successfully developed a
middle-income housing area at Marimba FPari, Harare. Since
1980 there have not been many similar developments. Haowever
a recent well publicised case has been that of Mashonal and
Holdings. The company acquired land at Ruwa qQrowth paoint
(25Fm east of Harare) in the early 19805, fully serviced the
land and has censtructed duplexes and detached houses on a
home ownership basis for 1ts semi-skilled empl oyees  and
middle manaqers respectively.

However in  such cases, the developer has had to bear Lhe
full capital costs of servicing the 1land (including, 1n the
case of FRuwa, the capital costs of developing the primaery
infrastructure). In areas where there is no exi1sting
Primary 1nfrastructure or where it 19 1nadequeate, a private
developer, unlike a muni1cipality, must recoup the full costs
of infrastructure directly from the beneficiary households.

Somne Huilding Societies (notably CABS) have eupressed an
interest 1N the possibilities of SErvICINGg  r <w b 2nd.,
However they are not easi1ly able to do so 1n terms of the
praovisions of the Building Societies Act. In terms of the
Act, Building Societies are only permitted to advance money
to individuals or on the strength of individual mor tgages
unless the Minister approves an alternative.

It is understood that the Ministry m&ay be reluctent to
approve the general case of Building Societies entering the
field of property developnent in competition with other
finance houses.

CAKES has recently received Ministerial appraoval (one year
after applying) to service raw land for 220 high density
stands in Hatcliffe, Harare. The stands are to be developed
by CABES’ 1low income employees who only require a 2% deposi t
as they are staff members. The houses will have & slightly
higher standard of finish than the national minimus
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standards. The scheme is based on full cost recovery (i.e.
servicing costs and capitalised interest are included in the
plot sale price) but is being run at cost, i.e. CABRS will
not be making a profit out of the devel opment.

Private dgdevelopers, as in  the case of municipal:t:as, are
required to set aside at their own cost « proportion of 1and
for roads and public purposes (e.q. schools, open space and
similar). In the case of high densaity residenty al
developments, this is 207 of the total estatestownship.

2.2 Discussion

2.2.1 Availability of Land

The availability of raw land for urban expansion  and in
partaiculaer for high density residential developuent appears
not to be a major inhibiting factor. With the i1nevitable
encroachment of urban uses onto adjacent farinl ands  the
general case (with the possible exception of Har at'e) appears
to be of willing sellers approaching the responsible
avthority to buy their land. Delays thereafter witln tespect
to acquisition are related (o the actual pPrice tu be paid
for the land - this point is discussed further 10 Section 3.

In 1nstances where a town seels to expand onkto  adjacent
farm) and and Lthiwe owner of Lhat land 15 unwsllang Lo wsell,
Fhere are  adequate legal statutes (in the form ot the Hrban
Councals Act and the Land Acquisition #ct, 198&) for the
responsible authority to compulsorily purchase that I and.
Thez 1atter Statute has not been used to meximum effect in
the past (e.qg. 1n  the case of Harare) because 1n cases of
compulsory land purchase a proportion of the sale praice must
be paid outside of the country. It 1s highly likely that
this provision will be amended 1n 1990 (wath the lapsing of
the Lancaster House Agreement).

A further reason why local authoryties seem Lo i ,
campul sory acqui sy tiun 1% that 1t calls for court epsprovai
whiich cen be 2 lengthy procedure.

2.2.7 Land Banking
The consultant came across no examples of local authorities
which have c¢lear forward planning progrannes forr  high

density housing expansion and which have adequate reser ves
of land to meet development needs of the medium term future.

In part this 1s due to tne fact that municipalities 1nherat

large commnonages from the otate at the time o+ attaining
muinicipal status., (Much of the state Jand ori1o1niated - onm
Deeds of Grant from the colonial Britishs/7South Africa
Company). . Tt is only recently that land availsbility has

become a hindrance to devel opinent.,

In part too, the urban growth rate in Zimbabwe prior to



b

independence was low in comparison to more recent urban
growth rates. The table below illustrates this for « Cross-—
section of towns.

Table ! : Comparative U iban Growth Rates 1n Zimbabwe
1962-1989
Urban centire Growtn Rate for Feriod (%)

1962-194691  1969-1982% 1982-19853

Harare 2,3 4,6 8,1

Bul awayo 1,7 4,4 7,0

Mutare ~-0,2 4,0 S, 1

Bindura 9,4 4,5 8,0

Mvurwi 7,1 b6,m4 b6,84-10,0

Total urban 3,1 5,4 7.0

Notes T TTTTTTTTITTmmToooooooooss oo
1t Based on Central Statistical Office figures.

2% BHased on Central Statistical Office figures.

3¢ Based on local authority estimates.

Many local authorities are only Now, taced with rapidly
growing peopulations, realising their need to acqQuire more

land.

This deleteriousness has been reinforced by the attitude of
MFEPD on which many of the larger and all of the smaller
urban centres rely for funds to purchase land. Granted that
the national budget is strained to meet the annual demands
plaeced on 1t. Yet the MFEPED seems to have taken a cConcious
decision not to allocate funds for land acquisition until
the need cof & particular centre 15 critical.

This attitude fails to take into account the lengtiy
procedures involved in 1and acquisition (see Section 3) and
the resultant aag hoc and therefore frequentiy unecessarily
costly outward expansion of towns with asscciated
infrastructure.

An eitample of this is the recent development of Chiwarid-o
high density area in Bindura. This estate was planned and
serviced as & static umit in 1986 and sewage maturatlon
ponds built to the immediate south (downstream) of the
houses. A mere 18 months later when the local authoritwv
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
duplicete the construction of sewage ponds to service the






beneficiaries, This subsidy is justified by the RVO on two
counts:
(1) that low 1ncome househol ds could not afford haghier

prices; and

(11) the subsidy will encourage (or at least not
discourage) decentralisation of economic activities to
smaller urban centres. In support of this point, & sliding
scale is used on 1and prices (230,50c/m2 on plots bigqger
than 1 000Om2 compared to 2%1,00+) - thereby benefitting
higher 1ncome groups and industrial users.

However it  should be notec that at present land constitutes
a mere 17 of the total costs of a serviced, 4 - roomed core
house. If the land price were as much as doubled (on a par
with, for example, prices charged by the City of Harare),
this would only constitute 3% of the total costs of a
serviced house, It would be unlikely to have a s1gn1 ficant
impact on the «ffordability by households of the nhousing.

On  the second issue, it is highly unlikely that
industrialists are likely to decentralise to csmal ler urban
centres because o0f low 1and prices when one considers bhat
current land praices (for high density housing equally as
with 1ndustrial uses) consistute a mere 1 - 3% of total
devel opnient costs.

Accumul «ted research by the World Bank has shown thet
qovernment spatial policies designed to 1ntluence where
Industries locate have limited effect. For example, Moty
new industries are prepared to pay high land costs in
central locations so as  to be close to input suppliers,
customers for finished gonds, services and skilled WOorbers,

As long  as 1 and 1S Seen as a cheap commodity thet dues not

pay for 1tsel+, local authorities and central lreasury will
be 1nclinea  to treat 1t as a low prioraity. Ihlis an Lturn
leads to ad  hoc forward planning, weccessarily  bhigh
infrastructural devel opment costs and uncertain future

financing of land acquisitions.

A final issue under 1land charges is that of land set aslde
(ultimately to the beneficiaries’ expense) for schools and
public purposes. This 1is discussed 1N more detasll under
jection S, However it should be noted that the state is
wurrently paying for the costs of extremel y generous land
provisions for public Purposes - often up to 40% of a total
housing estate.

2.2.4, Private Sector Financing

Few local authorities are in a position to borrow from banks
for servicing 1and. As long as they have to have approval
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made Lo 1ndividuals on the basis of 1ndividual title.

2.2.09. Public Sector Financing

The present  procedures by which local authoe) ty e eppl s Lo
Lerraw from the GLF  1n the Muoistry of Locel Gover nment,
Rueal and  Urban Development a«and at the same time trowm the
NHIT e the Mimistry of Fubiic Construction ond Nationel
Housing are A shambles.

fs the  NLBRUD g responsible for overseeing Lhe overalil
fimanct al viability of local authorities 1t  approves

borroving powers appilications 10 &1l sectoral de:ve) open L
1ncluadrng bhigh density housing.

In tovrms of the  Urban Councirls Act (Fart XIX) “bDorr owing
Powes” refers to an authority granted by the Minister or
IORUD for the local authority to borr ow mongey Lo under Lahe o
variety of projects (listed in Section 238 of the fAct). Ihe
Mm:nuter dooce not delegate these powers of approval.

Furthermore, in the case of high density houwsing
anprly cxtrans the  HLGRUD and FIFCHA do ot 1 ase sufficirently
Qe bt makang thesr annuial bids to MFEFD., M1s tack oOfF

adenqu-t e Tyecon and eventual 109l rng of funds Lo mar s y ULhe
Fu volto q4lloacations only  oCcurs afrer the funds have LDeen
APPruved by MEEFD., LoCal authorilies arre then +taced with
Plee Ot it theeat that they will havse 16 send LG O L Lesd
frnde et to Treasury at the end of the taneanucral year .

Ther o ool ems of tlns Sriuatyon ar e ol Lhier  enacer baled Dy
Fhoy MPCMHT s recont schemnes vit th Jocal aulhorilies wher eby
theoe hiriietr v Frovine: Flernternance iite constr uel houusey
For lccal Aauthorities Gnat1ng  use ot NHF non1es) praior Lo
e vty o applications berng opproved.

Fivi< 14 ot undesieabl e @S 1 b means thal houses ar v o bLus it

ST gy Lo MECHH s qlandar o plealis vt 1Hu lucal
prefoeraences o flexability with resprct to standear ds Leing
taben anto  account., Furthermor e thie houses & e lnveryably

morre expensive  than they need be because materials are
purchaced through  central Government Lenders and thoen lhiove
Lo he transported to the project town (9),

Ry the  taae Lhat borrowing powet s aree appr oved the lotal
stlhority usually  f1nds that 1t has Lo repay more Lhan 1t
Orrginallv applicd  for. The FMEGRUD 19 rnow Lie ecteinng Lo
nstruct local Aauthorities to refuse to accept these housecs

()  Fen ernanple housing being built in Gwanda al present
mAkes use of materials transported from Bulawayo (120 km
distont) Gt ead of making wvuse of lucally manufactur vd
comont brickes,
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from PMPCNH. The MFCNH has argued that 11 this event, the
hontses  woutl d be allocated to ciwval servants  on Lies
Ffhnrstey’s cwn warting list, However this procedoar s merely
CrrZommvend 5 [T problems of ezl v 10 Dor e ety U resr

ApRpProvals  rather than solving the problem «nd 15 1ot
reC timienidescd .,

Fecommended procedures  for faciliteting lileson belween the
two Ministraies  are shown in Figure 4. Twad changes to the
existing rocedures are recommended:

(1) L1ason between the two Ministries prior to b:os lre10g
mede: t o MFEFRDS

(1) Delegxtion of borrowing power appr Oval authiority by Liwe
Mnister of LGRUD down to Deputy Secretury 0fti1clal
level 1 the case of annmal applicati1ons oFf L3000 O
or less.

The dhspute botween the Ministries 16 furtihier enacor bel ed Ly
Mere bacy OF ageesment aAver bl Jdetrlortions of "onisi e
ot Mol f-ayvrer  wrth o reapect Lo vt avd ool e Thus whicen
Duddning o FIFFFD thoere 1S

terc, Bt 1y s nonst be resal ved bt on o i PUWY LY POWe S oar w
AL O, 'y s 155018 19 v cnssoed 111 nor o dotard n
St oot A

Fhe dengee ot Over Lap Delween Lhe

D7l A, Private Developers

Frovwvade secton deeveloper & an high cestist Ly hicnrsing ar e st
viued wirth some rescrve hy conte -l Guveroment wnig |l ucal
attlhor bbby afficials.,

A rdeve) cea 1os e or very swell Centre fiuds Lhal s/ie
hass t finance not  only the Canpthal costs ot crelbiculaiing
LET v e wy b the tovinsinp Lo andy vidual it (S
tracuontly 2lso has to bear the  costs  of IR SO
i st e tone e, (For erample Mashanalanid Holdioge e Lo

=10k bureholes At Ruwa  for warer  supply to 1bks ploubss.
These costs  are 1nevitably pessed o to Lhe evenbual
homeowners @ olse have to be subsidised by the developoer
(Av 1 s sumerimes the case when the developer 19 o Ccompany
ard servicing land for 1ts enployewes),

bre e e Centr e whien loacal auvthoar rtreg SEr vite raw Land
tor haagbh avnsity housing thoy oft4set Lhe ceprtal cosls of
water suppl v and srewerage  agealnst areee - v de (w1 the
A= of Horaroe, citby - wide) tara tfes, Howuever vl o
frr v veat e b baner LYRTSRVE N W B ) atacd Loy Cenid 10 Lur n Lhie
benvtrciaries) are not afforded thils arfa - ardne Lear: ¢ ¢
Systea cnd ez Yo beear thie fu)l Capratoal cusls of vialer
SUPply g wvicrage. Fhis Issue 15 Jdilacussed Fuor Lhyer 1N

Serrtiromn A,
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FIG. 4 : RECOMMENDED PROCEDURES FOR BORROWING

EROM THE GENERAL LOAN & NATIONAL HOUSING FUNES
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However, i1t should be noted here that local authorities do
have powers to protect themselves against maintenance costs
vf unviahle westates, In terms  0+f  Section 43 of the
Recpronaed Town  and Coontry  Flanning dct, 17760 =11 ur
Pporti1ons of previously approved estatos (Subdivisions! oan
be Ceancel ) ed vt the local suthoraty finds that the cosits of
providing cervaces to that estate are excessive and  the
subidi visions have not been developed, leased or sold for

more than 15 years.

2.7, Re-conumendatr ons

2.5.1. Availability of Land

2.3.1.1, Moting that the availability of raw land for
ur barn expension 18 not & problem  faced by most lacal
authorities and that there are adequate legal statutes in
pl s«ce for the compulsory exproprisztion of land  where

necessary, 1t is recommended that no further ccticn o
policy review he called for.

20807 l.and Banking

PN 00, Noti1ng that most wurban loc el culhiurlties et ve
enjeyed large  commonages and  1ow growth  rates oo Lhe Past
TNN N I PR they ore now facing rapird espansion and the nceoed
tor wmore  land, it is recommended that local autheriZies be
exposed to the concept of and need for medium—tarnm,
controlled land banking programmes.

VL.l PL 2. Moting that most wban local authorities are
dependent on the Central Treasury for funds to pur chhase 1 and
(rither directly or  through ISL.0)Y  and  that MFEFD, oniy
b 1orxtes funds  when land acquisition 19 critically necded,
it is recommended that the concept of and need {or oooium-—
term, controlled land banking programmes be fu-¢--r o
with officials within the MFEPD.

2.7, Land Charges

Lo N4

2.3.301. Hoting that municipalities are generally clrar g1y
low end outdated prices for the intrineic land value element
of plat sales, 1t is recommended that further work bte
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 1n a
repltacement (i.e. future cost) value.

PR, fotang that the prices chiarged by the RVO for
D1l cales are entremely low and  out of date, and thiat
INUreqscs tn these prices are unlikely to negetively aftect
duvcentr~lication to cmaller centres, it is recommmngad thet
the state charge market values plus a future renlacenan:
cost value for land sales so as to generate neczssary funds

[
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drawing down of funds from the National Housing Fund, it is
recommended that powers of approval for all applications far
borrowing powers for amounts equal to or less than Z$200 000
be delegated to Deputy Secretary level in the MLERUD.

2005004 Hoti1ng that the construction schemes by the HFCINH
IR Wt Lo the local authority’s borrowing powers  Leing
apcroved, have a tendency to provide housing al higher coscs
than o f lacal authorities or local contractors haa Jirccly
ke Uaebonegy the wOr ke and that Lthere 1s &l 1IICT a1 11g
roeftuctance by local authorities (wibth backing froum MLORCD)
Lo ke over these houses once completed, it is recommended
that ro further such schemes be undertaken prior to ¢ local
authority’s borrowing powers being approved and until the
procedures recommended in 2.3.5.1. and 2.3.5.2. above have
had a chance of being implemented.

CARPR Private Developers

Holana thd private developers play an Imporbant roule  an
supplementing the  national high  density hou=i1ny  stouck ang
thal they Tlave an anterest 1 and CapaCily Lo ser vice 1 aw
Land o0 behalf of local aathorities it is recommended that
uniform systems of recouping capital costs of water supplies
and sewerage systems (both pPraimary and 1internal
reticulations) be implemented across low and high density
residential areas alike, in keeping with the cne-city
concept. :

3, LAMD ACOUTSTY 10N
Al Farvstyng Conditions

e rhiearn e 1 loeed 1 Sectiron ? ahove, lend 1q ~Cguar ed, sr v ced

Aad s sorveyea by g fferent agoenaies doepenadrng un o vhoe! e st
te v thnn o o nmmicipalaty or nob o Aand wlinslher 1 he eeverl Cicr 16
Nervals o publac, The following theee t1ow Chiar Ly Ower leat

st e the procedures followed by the private develouper s,
muncipalities and USI N (on behalf 0f small towns) .

3.0, Di-cus<hon

e 14 to be expected qiven the large sums of Moy 1fivol ved
in ltand  acquisikinns and servicing, the lead Limws on Lhe
proacatur 05 e lengthy. However some pravate  develuper s
Navier manaqed to acquire and service row land 10 as (1htle as
B wonithis whecreas mumecipalities and the state can take 2 - 3
Vs G moeras, There aare a  number  of  poinks  1n the
proocecur cu wlnch are currently causing delays.

—
3

S.201. Identification of Land

The cnus 15 on the relevant local aunlthority, Froa the

[
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largest to the smallest, to keep a record o 1 and
requirements «nd to 1nitiate the necessary [ ocedures L1
adequate time to purchace raw land.

Al L esont the majority of local authoraties only flag lhial
they need  more land  when that need 15 already acule and do
not qgrve due recognirtion to the lengthiy lead times Lhivol ved.
There 135 little or no awareness of the need for 1aond Danking
(See :Pclion.?.?.Q. ebove) .

I caces:  where the local authority hes 1denti1fred the need
for further land and surtable land 15 ei1ther outside of an
ex1sl 1) tawn planning scheme area 1 the case  of &
mmicipality or else is needed by one of the smalior local
sauthoritires, the local authority needs to Preparce a vir Lt tLen
rFEPOCt justifying acquisition of the land to the PLORLID.

T consud tant found Mmarnty l1ocal authorities Lo e Wicviar & Ut
Fhe rogurrenents  of this written roport. A sSbkatuborily
aprproved toun plenning master Pl e ar local plan 1S niut
N2CRSsary, [f the locwal aathort bty 15 nol «ble Lo produce
theer repou tn=-house, 1t may request assistance trom the DEF.
The DFF could, 1§ a0 requested by local Aauthoritres, prepace
o 2 renorle per momth 1n eact, ot the 7 Frovinces.

e report v nok a comple:r technical document bul., based on
| TR Fricwl v-dne and consul tatione, 1dentifies cun Lable |
fons devel opae:nt, reports on hew 2r=Stlng Services could be
bk to the land and Qrves « cost estimal e fon e bending
tha services,

Sl & report falls e with the "lntegrated U bar
nfrasreructuero Development Flans Prroposed by the YWor ld Bank

far o ts Seecand e barn Devel opmernt Froject an Zrmbabwe. lhese
TLIEDFs aco tnEended o bo e o Fatigee (1O - 1 year sy
"o anbrocLar e acthon Plens® which would provide & yguide
for s vipansion of all Vel nises Wi L2001 atisg

Yeede et ute oy o 1N ttie t O (1.6, I not Frmy Led lu
housing) . '

Furthermore, the ronsul tant found that local aulhorites are
Fypeeally not  very au  rait with the procedures to be
tod laued forr 1 and aCqQuisiton,

Foe e anp e, the municipality ot Mesvingo recanlly acqgurr ed
Loaard Fren Clow densyty) hovsyng  and begarn S vicing 1t
Hovowver the Yand 1n question was outside ot the exnisting
Lonne p) i 1y scheme  bouridary, Theretore  Lhe locel

AMtbhoryvty shoald have tought prior approval from the MLOKUD.
M e now altempting to prepare o Flast e Flan to reqularise
the situatiaon (hy establishing new  town planninyg scheme
bonmdarien), However such « plent - being a statulory
docwnent - will take at least B8 to 12 wonths top prepare, ba
sppetived and Le adopted.
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In & similar vein , the Gwanda Rural Council identified its
neced forr more land  for high dencaity housing in early 1981,
Insteag of tollowing the proceduras as per the fiowchart
above (throvgh UwSLD, the Councal approached o« Senior
Minister (and politicsl figurehead in the area) who promised
to Took 1nto the matter. Nearly 2 vyears later, USLO ia
still unaware of Gwanda’s request for more 1and,

3.2.2. Land Prices

Al though land owners on ihe peripheries of urban centres ore
frequently willing to sell their land and the need for
compulsory expropriation is UNComnon (see Section 2.2.1.
above) frequent disputes arise over the selling price being
ashked for the land.

In cases where the local authority offers « realistic market
price for the 1land and has local knowledge of the
tircumstarices cof why the seller wishes to sell the lanid, the
purchase price can be sett]ed fairly rapidly. Gweru, for

example, recently Ppurcnased Rendol ph farm for the
developmnent of  some 7 000 new high density resident: sl
stands. Using the services of an 1ndependent valuer, 1t
took the Council only four months to acquree the farm - and

al half the original asking price.

However, as  discussed in Section 2.2.%. many municipalities
and yn particular the stote (through 1ts  RVQ) estimates
nnrealistic prices for land. Disputes therefore frequently
have to be settlled by the Administrative Court. At present
it takes nearly 2 years for cases to be heard by the
Adminicstrative Court due to the huge bachkloyg of cases (hot
Aall poertaining to 1land prices).

3.7 PCelays in the Regional Valuation Offic:. -

The FVG, responsible for  advising USLO  of the value orF
verluusn properties prior to bidding for funds, 18 extremely
short-staffed. Not infrequently, requests for straight
forward valuations can take up to 6 months to be actioned.

J.72.4, Treasury Funding

As d) scussed 1 Section 2.2.2. above, the MFEFD is reluctant
to allocate funds for 1land acquirsitions (or for servicing)
we:ll 1 advance of devel opment. The general case 15 for- 1t
only to allocate funds to areas elready faced with critical
shut Leges of land or serviced stands. Depending orn national
priorities, requests for land acquisition funding or
servicing are frequently only successful on the second or
third submission (i.e. two or three years later).

N
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S.2.8. Preparation of Layouts

The Department of Fhysical Flanning is responsible +or
preparing laeyouts for the 7 munizcrpdlities and  all i gh
density residential areas on state land (1.e. 1n the 50
smaller urban  local authorities). tlhe four cities prepare
their own layouts using in-house planners.)

The Department is faced with severe Lrained staff shortaqes,
having SZ% vacancies in Town Flanning Officer posts; SL%
VaCalicles 1 Technicians; S0% vaCalicl es in Seni or
Technicians and 43% vacancies 1n Frovincial Planning Ofticer
posts. However the Department has expressed optinnem that
these staff shortages will be substantially avercome 1n the
next 2 - 5 years as the University of Zimbabwe trains about
20 Town Flanning Officers per year.

Despitle ite current shor tages the DFF has managed Lo produce
and approve a considerable numnber of layouts over tive recent
past:

- Approximately 4  0OQQ plots per annum &re approved 1n
terms of Section 169 cf the Urban Councals Act (1.e. layouts
Pr cpared by the larger municipalities and sent to the FILGKRUD
for final approval);

- 19647 16 layouts (pramarily  for high densily nousing)
viere prepared ond approved 10 terms o+t Section 44 ur the
Regironal, Yown and Country Flanning Act. (1.e. on state )land
of  smaller wuwnicipalities  and all small urban local
sulhior i tiee);

- 1937: 12 layouts 1n terms of Sects on 4435

- 19648: 42 layouts in terms ot Secticn 44 (which
praoviced for 4 138 high density residential plcots, 1 547
wedi wn density resident al plots, and associated ndustriaal,
COmmerCi1 el and recreaticonal activities:

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

Layoutse on stote land are prepared by the Frovincie«l
Flannming OQOffices and must be adopted by the local
authorities, This preparation can  take 6 weweks o
substantially longer depending on other office pricorities.
Thuzreafter the plans are submitted to DFF’s Head Office for
#pproval by the Director (in terms of Section 44 of the
Regional, Town and Country Flanning act). Assuming Lhat the
plan 1g besically sound and does not require ma jor
amcndments, this formal approval takes 3 - 4 weeks,

Layouts prepared by the Municipalities (on municipal owned
leond) o by DFFP  on behalt of Muniicipalities have to be
approved by the Minister of LGRUD in terms of Section 160 oOf
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Secondly, it 1s not uncommon for surveyors on the ground to
tind ancmolies 10 approved layout plans (prepared by both
DFF and municipalities),” This is brought about by a number
of factlors 1ncluding the shortage of trained planners; tne
lack of vehicles/mjleage votes for the planner to carry out
careful fireld surveys of the site; lack of awareness oy
planners of the delays caused by lack of attention to
dotalli: ang lack of adequate base-mapping.

Minor  wmendwents to the plan can be approved Dby the
Frovingl =l Flanning Officer. However not e serious
amcndments (typically 1nvolving amendments of S5  wmetres or
nor ) reygunlre thet the awended plan be readopted by Lhe
local authority and resubmitted to the DFP or Ministry of
LGRUD for re—approval.

Bace the ground survey is conmpleted, Lhe surveyor lodges the
diagram and calculations in the SG's office for approval o+
the General Flan. There, all Calculathons are carefully
rechecked. This approval typically takes 2 wmonths.

3.2.7. Once the land has beern acyuired, the layout
prepared and  approved and  the General Flan surveyed and
aprfrroved, Lhe  locsl asuthoraity applies four borrowing powers
to barrow  mwoney to service the 1and. Thi1s procedure and
essutlete-d problems have been discussed 110 detail 1 Section
2.2.9. above.

RN Recommendat oncg
3.3.1, Identification of Land
S.3.1.1. 0 MNoting  that the onus for initiating land

stquuisithaon proccduwres  lies with local authorities and theal
Lhere 15 a tendency for lccal authorilies to wait until the
Lt mumenit to rmtiate thuese procedur es, 1t 1S reccimnmended
that local authorities be trained in the need for preparing
medium term land use and service infrastructure expansi on
plans as a framework (albeit non—-statutory) for identifying
suitable land for future acquisition.

Such plans  vould assess exi1sting lend uses (1ncluding hiyh
density housing) and the adequaty of exi1s5ting services (1.e.
as5sess the absorptive capacity of the town); predict fulure
gr owth rates of the town; i1dentirfy the location and extent
of land for expansion of each of the land uses (Particuleriy
housing); report  on how services mght be exiended to these
Nnew parcels of land and the "order of" costs of extenuing
SUt viCEs. Such plans would be prepared either by the DFPF’s
Frovincial '‘Offices or by private planning consultants.

J.2.1.2. HNoting that matry local authorities @& e not
familiar with the detailed procedures to be followed in 1and



acquisition, it is recommended that local authorities
receive ﬁraining in the issues of 1and identification, land
banking and land acquis:ition procedures. Various fora aighe
be suitable for such training, including Urban and Rural
Councils Associations arnual conferences, ZIPAM (Public
Services Training Centre), AID project towns training
Programmes and specially formed urban management workshops.

Z.3.2. Land Prices

2.5.201. Noting that land acquisitions are trequently
delayed by disputes over the selling price of the l.nd and
that many local authorities and 1n particular the state's
RVO do not update land values on a regular basis it 195
recommended that discussions be raised within the 7CH4

(RVO), the MLGRUD (USLO) and the MFEPD on the need to haoth
Charge market value prices for land sales (see Saction

2.3.3.2.) and to expect to pay present market wvaluo ;-7 T-=
when acquiring land.

J. 5.3, Delays in the RVO
3.2.3.1. Noting that the valuation of properties for
ccquisition takes many months, it 1s recommended tha%t a

seperate, supplementary professional services vote be caornned
in USLO to pay for the services of private valusrs,
Valuations carried out by private valuers would be subjyect
to checking by the RVO in much the Same way as the Survevcr
General currently approves the work of private land
surveyors or the Director of Physical Planning r ecommends
the approval of layouts prepared by municipal or private
planners (in terms of Section 160 of the Urban Councils
Act).

3.5.49., Treasury Funding

S.00.049.1. Moting thnaet the MFEFD 1s reluctant to alloucate:
funds for land banking, it is recommended that the cancept
of and need for wmedium-term, controlled land banking

programmes be further explored with officials within the
MFEPD. (This recommendation is the same as 2.3.2.2.

I.7.5. Preparation of Layouts

DRSO TS I fleting that plan approval periods are sometimes
delayed due (o lack of adequate consultation between the
local authority and the DFF and by lack of detarl being
forver ded by Lhe Juoucal authority, 1L 1¢ recommended Lhal Lhe
Following procedwres be adopted:

(1) In the case of layouts prepared by the Provincial
FPlanning Offices for Sectian 44 approval i

(er) Frovincisl Planning Officer prepares dratt layout
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plan;

(b) Frovincial Flanning Officer subm ts drett plan to
Head Office for comnents;

{c) Frovincial Planning Officer incorporates Head
Office’s comments and submits plan to local
authority for comments or adoptiaon;

(d)  Frovincial Flanning Officer submits plan notang
local authority's adoplion to Head O+fice for
approval.

(1i) I the case of layouts prepared by the local authority
for Section 160 approval:

(a) local authority prepares draft layout plan;:
(b) Submits draft plan to FFO for technical comments;

{c) Incorporates FFO's  comments ang drraws up coveri1ng
implementation proposal s;

(d) Dvatt plan and report submitted Lto Councyl ior
approval ;

(&) tlan, report and FFO's Comments subm lted Lo
FILORUD and copred to DFF for aPpPr Oval .

3. 3.6, Survey

3.5.6.8. Hoting that auch Ltime 14 lust between the time
from whnich  a plan 1S approved by DFF Lo when a surveyor 15
Commy ssyoned, 1t is recommended that DPP subamits copies of
approved plans simul taneously to USLO and to tre S.G’s
office. Thus the S.G. may 1mmediately begin preparing the
brief to commission a Private surveyor and send the briet wn
@S soon as USLO confirms that it has sufficient funds to pay
for the survey.

S.T204.20 Holing  that Plan  anomulicvs cause consider abl e
delays, it is recommended that S.G’s office copies its brief
to the surveyor to the relevant Frovincial Planning Office
(which prepared the Plan) and that surveyors liase directly
with PF2’s when querying layout details. The onus is then
on the PPO to appraise the DFP H.O0. and USLO of any
amendments made (reapprovals in terms of Section 44 by the
HO would still have to be made for substantive amendments).

3.3.6.3. Moting that plan  ancmoliss cause Cconsi1derable
delays and  that these plan anomolies are often rooted an
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
tire Departments’ survey teams and for improving the base-
mapping provided tc the Town Planners.

T.h.604, Notrny that DFF has been unable to fill 1ts Clitef
Tochnician (Survey) post because of the low salary scales
offered by the Fublic Service, it is recommended that USAID
offer to top up the post’s salary to a competitive scale.

4.0, BUILDING AND INFRASTRUCTURAL S1ANDARDS

4ﬂ1${Existinq Conditions
‘Nﬁbn7 v local autharities borrow funds for housiiig
ﬁﬁcohstfuction through the NHF they are constrainea by
“LhatiQUal minimum standards with respecl to the si1ze of Lhe
building and plot and minimun levels ot 1ntrastructure.

These national mininum standeards for unils conslructed for
home-ownership are: -

- & four roumed core house plus ablution facilitices of
winimun plinth of S0m<% which must be built by the
berieficliery withiin 24 months of belng allotCated « stand
(with &« Fuwrbther 12 month grace peri1od); the core house
should be desi1gned so as Lo be edtendable Lo 7 1 vomss

- the wintimum permitted plinth for one room 1S 7in=;
- g minlmun plot size of I00m=<;

- road acceuss ko all plots;

- reticolated water «nd sewer age Lo ol) plots;

- the quality of building materials should be cement
blocks or kila-fired bricks for foundalions; compressed
earth ("terrablocks") are permtted for above
foundalion walle; steel door- and window-— framus
(al though scecond-hand frames are pernitted, woodean ones
are not); asbestos roofing sheets.

For the puwposes of this study, the consultant i1nvestigated
the standards being 1mplemented by Har are, Gweru and Mutar e
City Councils and Bindura and Gwanda KRural Councils ana the
aclual costs af the infrastructur e and costis Lo
benzficiaries. The results of this investigation are
stmmer 1scd in the Table overleaf.
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TABLE 2 ¢ BUILDING AND INFRASTRUCTURAL STAND. DS APPLIED BY FIVE COuHCILS

Henwnng ner Mlnre clapnsg Danidh
EviSTInG h36. 3100 13 s o i . _
A5, waliinG 115) S7 o0 17 i b0y i e
STAnDSRSS UTILILED
ivuizal piat sires: Nove? V8502 uin? ve2
tha. keose syze: {4 roca f-drcoe 4 rua 4 ruoa { (Ga
core cere shell tare ture
Water: PHBINVID AL F LOT COSHECT L Cns
Senersge: WATER BRFPYEE IC EvERr § LO1 GAR atias
UFGRADED 1¢ zanct
SEHEY Ali terres Bes rovtes Fus reutes haia ecely Natnr Sraecsy
tirseg, tirrsy, FEsl 10fted  fesl butacy
teil Qravel rest graaed
Electricity: ECTHEF VY iy g FUSLIC T0wih
TUsS:EsS -7fuan: 1. tloanisl
LB A A

Nqalerials peraptied

toe tagton:d

Mridin SEaviCing CoSi!
(uer? FLI udif Cas1t

btranste o ovalue:

Yereabios
icospre
Fartig

?

LR

33t AL Jit )

tar e

Yetrsblocrs wopien

T Slevis

Leaenl ¢

U T Y B Y I PSP 30,92 ¢ Lsv, 2
' ] 1

tln fuen

fidks

T8 ¢ 13w, 25002

13 Ten L% B DY IS T Y N L 5
Sureey s 3 13 3y vty CRR 1) N I
AUAYs angd s, w00 181 452 "3 i3 tow R IEY '
)
Nater reticulation: 15 450 1ia Iy 3¢ 1 51 ) 182 3%
|
Senprage; 13 gow Ny 18] 055 181 )65 )
ecler b sewer connectn: 1% 160 e
Caprishiney vecerpse: 18 157
Total: 183 275 Nig 153 123 I8 25: {3 3ol
Electaity: 1$1 500 131 S0v 3 S0v 31 Sev 8] Swv
EnEr e Ihdry, conngLg
VIFIZAL aGhikLT ChaRGES
11 BEHEFICinA1ES
3uppIEA:n(arg tharges: ) 136,78 VoAl Gy 12,80 i 12,55 1§ 3,32
T husgs) )
}
N ITTH b U345 4 H- 183,05 - 46,55 18 4,00 259,50/ a3
)
Dawzrine: ) 185,43 13 3,10 1% L3 1 12 L 4,14
)
Refuse collectien: ) 182,55 1 4,20 1% 3,05 18 8,00 13 642}
)

Rudds:

(
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FIGURE 7 1 FLOOR PLAN OF PCPULAR HCUSE TYPE IN BINDURS
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FIGURE &6 :

FLOOR PLAN OF POPULAR HOUSE TYPE IN GWERU
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example) the existing housing stock to the warting list in
the 5 centres visited 1t is apparent that the occupancy rate
13 neacly 2 households/d.u - effectively 2 rooms/household.
Honetiheless, 4 roomed houses are the preferred olter nat) ve
fur tamly home-wnership schewmes - 1n fact many housing cu-

=

opcr «t2ves which have sprung 11lo existence 110 thie last §
yearz aoffer their members $ and even 6 roomed houses.

The MFCHH has however recently accepted certarn changes Lo
it 3 rocwed core policy. Recognising the shelter needs or
a11igl ¢ people, simall emerging/srecently formeu tems1.es, and
elaerly couples with no children, thie rantsliy gas aCCepley
thaut cangle rooms (with  —alnitecson and cooking tecilities
vir bl Fise v cums wie, Le Dullt. The Ministry envisages that
ronesbloc: L o approximately 8 single roome (giving a plinth
ut Téin¥) would be built on a 3I00m= plot.

Furthormor e, so as to cater for single parent  louseholds
wltbth small children, the HMinystry will now accept the
conictruction of rows of 2 roomed houses (wmath 1nternal
sani tation and cooking facilities). fn bLoth of the above
Caces the units are to be for rental purposes only al though
the possibilities of converting to individual title have not
becn ruled out for the future.

Recognising the prohibitive cost ot existing minimun
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 & 2 -
roomed core to the finishes described above are equal to the

costs ot o wore rudimentary finished 4 - roomed ‘'“shell"
houce. The Councal is therefore undertaking the building of
shiexl ]l houses on an experiemental basis., The standard of
finish arnd concept of shell -houses 1is based on the

expEr1ences of Bulawayo.

Figyure 8 overleaf 15 a floor plan for & 4 - roomed shell
house as 15 being constructed in  the City of Mutare. the
basic structure 1s of 11Smm bricks with Trafford (asbestos)
rocoting sheets on S0 x 1S0min timber purlins. No door fr ames
or window frames are firtted at the time of construction;
onl y external doors - no internal ones —~ are provided; only
¢« Leylet  pan 15 provided but no batl, tab, basin or kitchen
sing ., Mo electrical conduits or fittings are provided and
no gotiering on the roof. No plastering or painting  of
internal or  external walls 15 undertaken. lhe ¢IFCNH views
the shell hiouses 11 a posilive light.

In « recent, pragmatic mood, the City of Mutare has agreed
not Lo demolash hundreds of i1llegal wooden structures built
1n backyards of existing houses and housing some 10 QOO
peopl c. The Council, recognising the acute accommodation
shortaye has resolved to permit these structures to be
occupied until 1t hoas sufficient funds to construct



FIGURE 8 : FLOOR PLAN OF FOUR-ROOMED SHELL HOUSE IN MUTARS
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altornative accommodation el sewhere.

The four roomed shell costs less than half of the four
rroomed core house, The City of Harare has also mooted the
1dea of building 4 roomed shell houses.

The City oOF CSweru has espressed interest 1n the concept of
two r comed core houses as a means of reducing building
costs., However the smaller Councils (Bindura and Gwanda)
will only adopt lower standards 1§ sO 1nstructed of a change
In national the policy by the MFCNH.

Mziy local authorities are willing to accept Terrablocks
(Compressed earth) and sisal cement roofing sheets (as is
the FMPCINH) . However, the Building Societies are not willing
to accept terrablocks.

A recent =W vey carried out by the City of Harare i1n Glen
Hora high density area found that once transfer to the piot

had taken place, S1%  of beneficiaries took 1 — 3 months to
actually beqgin building. 80% then took an average of 10
nonths to complete 4 rooms and 4% toolkr longer than 20
months, [t would appear therefore that the Mmajority of

buenefici arres do manage to construct the necessary minimum
fFour rooms within the time allowed.

Hurwevers nost local authorities do not ahiyway stractly
enforce the time limit policy. They generally adoplt Lhe
attirtude Lhat 1f &« beneficirary household has made even &a
MINOr atbttempt to begin construction on the plot (by, for
Ciample, laylng the slablan  extens: on of tine Lo complete
the focur rooms will be grven. Repossession of the plot 1s
ochly enfurced 1n cases where the household has abandoned the
plot altogether.

4,7, .2, Plot Sizes

The mintmum peran tted plot size is 300m= and the MFCNH is
not willing to change this policy at present. The plots
wer'e 1ncreased to thhs si1ze from 2200m= at independence 1n
response to the criticisms that Z0OOn*= were too small and
that the housing areas looked like rows of matchboxes.

Typrcally, plots are in  factl 312, Sw=, beirng 12,%m wide by
25m deep. FiqQure 9 shows how a typical 4 roomed core house,
7w wide  fits onto & stand and how it can be extended. Si1de
boundaries o+  2,2m and 3,3m on either cide of the house are
left. Reasons put forward justifying these side boundaries
arda:

a) S0 as to be able to drive a motor vehicle onto the
plot;
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FIGURE 9
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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 tor the laying of i1nfrastructure
(g water or sewer lines) should this ever become
necessary.

The need to park a car on the plot 1s recognised.

AsS regards the question of privacy, there is no reason to
believe that  any more Privacy is afforded tenants of houses
4,4 metres apart (ie using the typical side boundaries of
2,2 metres each) than, for exanple, two houses 2 metres
apart (using t metre side boundaries).

As reqget ds pornt c), the laying of future infrastructur e,
this appears to rarely be a prablem. It the local authority
were Lo wmalnitxin a2 neter to 3 metre buwilding line on one
side only, any future servicing needs could still be met.

Zimbabwe ic poised for rapid urban growth. In 1989 the
population living in urban centres is 2 inillion. By the
Year 2000 this will have doubled to 4 million. Given that
land i3  finite and that there are numercus costs not
lmmedratel y obvious which are assoc: ated vilith urban sprawl
(coasts of trransportation, services and similar), there are
51 0ng reas0his Lo consider smealler plot sices.

LGy narrcuwing the frontages ot the 312,5mn* plot, 1t 1s
possible to effect substantial servicing savings. For
exwnnles -

Flot Si1de Bldg. FPlot Size Servicing Savings
Fr unit aque I 11ies (XZ2S5mdeep) Costs
(Estimates)

12, S 2,2m53,3m(1) 312, Sm= %3 208,84 O

11,3m Ling 3, 3in 282, Sn= Z$5 BU4,82 107
10, 3w : mn; 3, 3in 257,5n= 1$3 468,11 18%
G Om3 2in 225m = %3 030,39 28%

Notes : (1) Sufficient to drive & cat.

Of course the critical factor in the servicing costs 1s the

Plot frontage as opposed to the total plot size. Thus the
overall plot size could be kept constant (at  30{im=) by

increasing the depth of the Plot and this would not greatly
af fect servicing costs. O 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

All local authorities and the MFCNH and PILGRUD 1ntervi ewedy
by the consultant accept individual plot water connections
and watuer-borne sewerage as 2 non-negotiable wminimum
standerd. In areas where alternative waste disposal systems
are in place (eq. the bucket system in Senga, Gweru or pit
latrines 11 Mvurwi) the local authorities are upygrading Lo
water-borne sewerage systems.

However, an area presenting policy flexibility 15 that of
road standards. As can ke seen from Table 2 on plot
Sservicing costs 1n Section 4.1. above, roafds and stormwater
drains vary from 227 (Bindura) to 447% (Harare) (excluding
electricity costs).

The (past) Ministry of Local Government and Housang 1n 1ts
document "Infrastructure Design Standards” (198%) set out
guidelines on the road hierarchies to be employed 1n hign
density residential laycut plans as follows:

District distributors (bus routes) 20m reservation
Local distributors (locel traffic): 10,5m

P eservall On
Stend access road : B reservation.

There e many design features whicl, 1f Carefully used, can
minimise the lengths of road requared to serve an estate -
for example:

- double loading roads (residential plots o both
s1des);

- Use of P-loops which ma.1m ses double—-loading of
plots and leads to increases in overall densities (eq.
using JGOmM= stands ang F-loops 1t 15 possible to
mcreese densaties from 2?2 g-u/ha to 25dushias;

- Use of pan handles which results in very low aver age
fronteage per plot; and so on.

The standard cof surface of roads is also open to policy
flexibility. The City of Harare maintains that the Capirtal
costs of double~seal surfacing all roads 13 eCconorically
advisable 110 the long term as it cuts down on continuing
vperation and wmaintenance costs, However vehicle ownershap
1 the  tagh density areess is extremely low and all other
local authorities 1nterv:ewed by the consultant believed
that only bus routes need be tarred with other roads beilng
gravel surfaced or (1n the case of sinall centres) formed
Wwilh no surfacing.

Im Guweru’s Mhoba 12 high density arca, serviced by the local
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FIGURE 10 : USE OF P-LOOP ROADS TO MAXIMISE DOUBLE-LOADING
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¢ USE OF PAN-HANDLE PLOTS TO MINIMJISE ROAD
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S. LAND UTILIZATION

5.1. Existing Conditions

In Section 4.3.2. above the issue of plot sizes was
discussed and it was noted that Zimbabwe has fairly large
minimum plot sizes of 300m2. Gross densities (10) are low 1n
comparison with 1nternational standards. Gross densities
in Harare’s density suburbs are only 11,2 dusha and 1N
Chitungwiza they are only 17 dusha whereas densities in, for
ex ample Indorncsia’ s plarnned high density suburbs are
Approximately 32 dusha; 1n the unplanned suburbs «s high as
82 dun/hea. (11)

Dermsities are low in Zimbabwe due to a number of factors:-
(a) the large plot sizes (see Section 4.2.72. above) ;

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

(c) the generous provisions made for commurn ty
faci1litires,

Standards required or commenly endorsed by DFF 1n approving
layouyts (1n terms of Section 44 (state land) or Section 160
(munmicipalities)) are laid down 10 DFF's "Amended Planmning
Standards for High Density Low Inccme Housing fAreas”, 1930,
They are as follows:

I pramary school /500 househol ds : 6 ha

2 secondary schools/S primary schools : 12 ha
(eacth)

1 place of public assembly/1500 pecple 0,2 iha

1 community centre/10 QGO people : 0,2 ha

1 area administration office (as needed): U,5 ha

(1) Gross densities include the 1and required for
residential plots; internal access and distributor roads;
commer cral, service industrial, recreational; heslth and
educational facilities; car parking; and footpaths.

(11) The case of Indonesia is uscd «y & topical example as
senior planners in the DFP recently visited the country on a
study tour.
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{ ZRP Qffice/suboffice (as needed) : 1 ha
I primary care clinic/40 000 people : 0,7 ha
Commercial facilities 3 0,3
ha/s 1000
people
Service (day-to-day needs) industrial : Q; 06
ha/t QQO
people
Open space/recreational facilities : 107 of
tot«l
land
Eeer-garden : 0;3 ha
Public parking : 1 bay/3m
shop

frontage

1 bay/20
hall
Sc2ats
1 Lay/30w2
beer

. Qarden

Sewaqge treatment works : 0,4
hhaszl QOO

people.

9.2, Discussion
5.2.1. Plot Sizes

Minimum plot sizes in Zimbabwe are large by international
standards and contribute towards urban sSprawl with
acssociated increasing burdens on transportation systems,
1nfrastructural services and agricultural iand.

A survey of 80 site and service projects in 27 countries
carried out by the World Bank showed that 417 of plots are
less than 100m=® and 62% are not bigger than 200m=. However,
plots in Africa do tend to be bigger than in Asia or Latin
Amerlca.

As discussed in Section 4.3.2. above, efficiency in Jayout
design (for example by increasing densities from 22 curshe to
25 du/ha by the use of F-loops) and decrerasins, plot

frontages can go some way towards minimising {nfrastructurs
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costs even when plots of around 300m* are maintained for
political or social reasons.

By establishing a minimum plot size, the policy 1s fairly
inflexible with respect to beneficiary needs and
aspirations. For example it may be that a household is

willing to forego private space (within t}.e plot) for larger
(and pernaps nore useful) public open space.

This is particularly relevant in light of the MPCNH’s recent

acceptance of "1 - and 2 - roomed dwellings to cater for
smaller families. The Ministry has suggested that blocks of
8 or so0 single rooms might be constructed on a J00m= plot.

However this will potentially lead to monotonous development
patterns and expensive servicing costs (water and sewer
lines would have to run the entire length of the long row of
rooms) .

In practice it may be more visually pleasing, socially
flexible and eccnomic to cluster 12 - 20 single and double
roomed units around a large semi-private open space (ie the
equivalent of 2 X 300m= plots, Furthermore it inay be
socially  and economically beneficial te build low-rise
"garden flat" type accommodation with two storeys o+ rooms
clustered around an open  space and each room with  an

tndividual entrance.

These  design principles are shown schematically 1N
Figure 120,

There is  therefore need for the policy to address itself to
gross densities of development rather than nect densi ties
(plot si12es). For example, by Calling for a maxi1mum gross
density of 2B d.u.s/ha rather than plot sizes of 300m=, the
ONnus would be placed on planners to seek user participation
and tradeoffs in public or private <cpaces. It would also
allow for the Mixing of different plot sizes and hcusing
types which would make for a less monotonous urban fabr ic
than at present and be in line with government policy Lo

encourage the integration o+ different socio-economic
groups.
S.2.2. Efficiency of Layout Design and Standards

However even 14, for the present, the 300m* plot size 1g
maintained, an analysis of typical high densaty housing
layouts in different centres around Zimbabwe shows that on
average only 40/ of the total estate dareas are actually used
for hcuse plots.

A case in point is the recent Plan drawn up by the City of
Gweru for its high density residential expansion in Mkoba
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18, 19 and 20. AN analysis of the land use shcws the
following: -

Total area of estate: 160,08 ha
Area suitable for bqift
devel opment: 109,46 ha
Percentage of different land
Uses:
Residential 44,47
Community facilities 38, 5%
Roads 174 1%

Density of development 16 du/ha.

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 compar:son to the true market value
of land and that these prices are often not adjusted for
three or four years at a time. Theretore 1t may well be
that if plot charges were more reflective of current market
values 1t might become economically feasible to build houses
with deecper trench or even pPrle ftoungations on poor soils.
ARlternatively 1t might become economically feasible to build
garden flats/terrace acrommodation rather than the 1and
hunigry and  monctorniocus cingle detacheo dwelling units and
thus make better use of all avallable land in new housing
cr.lates., Almost by default, the state and local autheorities
are currently supporting urban sprawl.

A further analysis of the Mkoba (or many other) layouts
shows that up to S6% of the total developable land is given
over to community facilities and roads.

The need for reduced road hierarchies and road sccess to all
stands has been discussed in Seclion 4.2.2. above,

fis far a&s community facilities are concerned, there 1is a
contradiction in objectives facing planners. On the one
hand there is political and social presswe to provide an
abundance of educational, heal th, recreational and
administrative facilities. Jn  the other Hhand, the land
provisions for these uses 1s over —generous. Nor do these
uses pay for land (part of the endowment), or services; nor
do they pay rates to the local authori1ty.

Cne of the most obviously over—-pirovided for uses 1s that of
schools: & ha for primary schools and 12 ha for secondary
schaols. These large plot sizes are requested by the
Mimistry of Educastion to support its national policy of
education with production. Originally this policy was
conceived of as attempting to provide sophisticated
technical educational to scholars to complement their
academic subjects. However since most schools do not hava
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the current market value: of the 1land plus a factor for
future replacement costs.

S5.353.2.3. Noting that alternative building designs and
technologies (such as Qarden flats and deeper foundations)
rmay 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 1lead in designing and costing alternative building
types for implementation by local authorities.

S.3.2.4. Noting that approximately 40% of wmost layouts for
high density residential areas are reserved for community
facilities but that there is a need to provide a range of
community facilities, it is recommended that the Depar tment
of Physical Planning review its “Amended Planning Standards
for High Density Low Income Housing Areas* of 1980 in the
light of how efficiently existing large coamunity facility
plots are being utilised and in relation to standards
adopted elsewhere in the reqgion.

&. CROSS SURSIDIES

S5.1. E:xisting Conditions

In Section 4.1. data was presented on the plot servicing
cherges 1ncurred 10 S different local authorities and the
monthly charges made to beneficiaries. [t can be seen from
the figures that the plot servicing costs do not have a
direct relationship to the monthly charges. For example the
capital cost of servicing a high density plot in Harare 195
approximately Z$3 285 and monthly charges are around Z$19.
Yot the capirtal cost of servicing & plot 1n Bindura 1s 2$3
950 but the wmonthly charges are Z$49,69. (12)

Ttns i3 so because the capirtal costs of some services are
recouped at dif ferent tariff levels Ly oi1tferent local
aulthorities, In line with MLGRUD policy, all urbean local
authoritin=s recoup their costs in the following way: -

(12) The monthly repayments in the case of Bindura are
substantially higher than Harare because of recent major
augmentation works to trunk sewers and maturation ponds and
water mains. The monthly chargus 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, caopirtal
costs of these works would be spread over all residents and
laind users in the City as a whole. To some extent therefore
the low density and older high density areas are subsidi sing
the newer high density housing estates. This subsidy,
although not fully quantified, is thought to be in the order
of Z%3million per annum.
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However in a recent example, CABS has serviced raw land for
220 plots 00 Hatclifie, Harar e and has subsequentctly hanoed
Over the  sorvices and  a loan (repayable over 11 yearss Lo
Cover their capital costs to the City of Harare, In thnhs
way, the City will now recover the capital cosls or the
servicing from city-wide tariffs rather than from i1nd:vidual
beneficiaries.

&, 3. Recomm:ndations

6.3.1., One-City Concept

6.7.1.1. Noting that al)) local authorities are novnQ
toward a one-city concept for political recsons and as o
means of  maintaining revenues, it is recomwmended that the
Current system of recouping water and sewerage capital costs
across the' city as a whole be maintaincd and be extanded to
include servicing of raw land by private develcpers.

-~

RPN Amalgamation of Rural District Councils

ST Moting that the smaller towns will be very poorly
Yy c2enited on the amalgameted FRural Distract Councits and
that s Zuch uwrbean issues and housing 10 particular wll
recerve very  low pricrity, it is recommended that this
potential problem be raised for specific discussicn with the
MLGRUD and that an Investigation of smaller towns oe
inltiated with a view to Compiling a list of those centres
which would warrant forming thelr Owh seperate local
authorities in their own right together with training of the
amalgamated Councils in areas of durban development and
housing policy and finance.

5.7..0. Tariff Increases

Holtyg that urban local atithorities are empowered Lo SppProve
rates 1ncreases by themselves but that they IRE=R4 galin
Miinsterial approval for increasing tarifis which 1m0 tur
Causes delays in approval of borrowing powers and is not 1in
keeping with the one-city policy it is recommended that the
need for Ministerial approval for increases in tariffs and
supplementary charges be abolished.

7. SURVEY ING

7.1, Etisting Conditions

Zimbabwe is covered by an  extremely Comprehensive land
Cadasire system comprising:

(i) Information filed in the offices of the Registrar of
Deeds which contains informastion on
- the unique name and locality of the property;
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4 graduates at the end of 1989 and 12 in 1990.

The traiming of & surveyor consists of a four year academic
course plus one year articles foll cwed By a trial survey fur
registration purposes. The cowrse requirements are on & par
with most other professional training courses afferad 1n the
country. The course 15 not considered to be so onerous as
to be prohibitive to prospective students.

However to be cffective on the ground, each surveyor needs
cquapment and a vehicle to the cost of approximately
USH100 000, USAID has recently made available « Jloan to
import wmuch 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
two points, the consultant found that surveyors are  haold
responsible by local authorities for lengthy delays 1 the
land delivery systemn. On the whole, the consultant reached
the fullowing conclusions:

- Decprte the overall shortage of surveyors, the
strveyors are able to respond feairly repirdly to
requests tor surveys and can survey 100 stands per 2
weekbs on relatively sparsel y vigetated sitaes,

- Dezlays are often caused prior to the work being
actually commissioned of « SUIVEYO! . A obrvious
aexample of this is the time it lLakes for a surveyor to
be: comm:ssioned on state land. This 1s discussed 1n
detail 1n Section 3.2.8 above. [t takes at least 6
weehs once s layout plan has beon approved by the DFF
to be sent through USLO to the Surveyor General’s
of fice wrd thoence on to « S veyor .

- Further delays are caused by anomolies in apgoroved
plans which have to be returned to the planner s for
cmmendinents before the survey work can be finalilsed,
(Thie point is also discussed 1n detail in Section
3.2.6. above.)

7.5, Eecommendations

7.3.1. Notirg that Zimbabwe has & history of never having
had an unresolved 1end dispute, that less rigorous cadastre
methods of establishing stand boundaries are not possible
given the small stand frontage dimensions and 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 1is recommended that the present
delays caused by the need for cadastral survey be weathered.



7.3.2. Noting that the survey profession is poorly equipped
which exacerbates its present problems of meeting demand, it
is recommended that USAID continue its suppart to the
profession by way of short—-term 1loan financing for the
importation of equipment and vehicles.
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L=nd Delivery for [rw Cocl Hoveirg in 7imhatiue

1 Rarkaround
S~ID is  explorine the poscibi )ity of & new loen wrt), Lhe
Government of Zimbabwe (GOZ) in the housing and trbeanization
eoctor, One area of interecst 1¢c the land delivery
system.There are certain delays and bottleneckz which impece
the development of low coct shelter. This study hopes Lo
identify these bottleneclke and cuagest possible solutionce.

The  eyetem by which land = acqut ed, cubdi vy dea and
serviced for low income or high density housina won ) s
relatively el N Jimbabwe., Furthermore, the coet of
serviced Yand ije relatively affordable. There are crver ol
concerne however ¢ which may require  Action  inn the  neoer
future in order to comtinue tn Feep solutions affordeble to
hoth the public crcten- and the beneficisriee. Tr aad: i,
there are bhott.enccbe in the cdmnictr etion of the  land
delivery cvetem which, peeult 11 hiinher cocte,

11 S-npo _of No-k

2} Ftiace )

1. The Yand dreljver v Svetem

There are cever al di+fferent ~0enc ] e invol ved in the

Provision of  Jand for high densjity <chelter-, In edditicn,
there are different reqgmiremente for public  and pravetie
sector developers.

1.1 Identify the varioue agenciee end their reolee i Lhe
pProvicion of )and.

1.7 ITdentify poescible constreintie and colutione relatled Lo
cech of thece agencics.

1.7 Hiohliaht th fferencec between  ihe requirenent e fon
publyc ond privare gevelopers nf hogh dencity ehclteor.

2. Fuilding Standards

Frresent ) v building cocte Are rIsing more vepidly Lhien
incomes in  Zimbabwe. This mreane  that there will be &N
increacino need  for =soluty one thel are lower cost, in reel
terme, then  those beina cffered tortay., The e:xisting
str2teav for deseloping low  coed cshelter &assumes that 1hic
hernecficiaries want and deserve crrtain mini mum standards
cuich e« p~ved ro=ds, larqge plote, clc. Hovieve:r ) L 1¢
prssible that the beneficiarjoes desires may differ from
erieting ctzndards and/or overell costs can be reduced.

2.1 Decscribe and compare thoe actual standards ulilirzed by
selrcted loca) avlhorities.

2.7 Determine the actual cost of infrastrocture, and tLhe
cost to the beneficiary of elternative plot sizes, in three
U-han and {two Rural Councile,

2.2 Evxemine the arguments used by the MFCNH/MLGRIID and



local authorities for the retention of present standard,
pertrculerly an termse of development «nd merntenance coete.

3. The Crocss Subsidy

Cirrently there 15 & crose subsidy between upper and )ower
income aqroups. On-cite water and <ewerage reticulation,
i.e..weter and sewerage pipewvorlk, when developed bv the
local Auathorities in high density ereas, is not paid for by
the occupants, but is recovered through the uvtility (o e,
On the other hand, if a privete develcocper wishes {u develop
hicoh deneyty housino, he muel charge the ful) cost to the
purchaser. In thic connection the concultant should:
3.1 Determine vmether &«l] Lecel Authoraties charge an-cite
reticulation of water and <cewerage to the watilities, or
whether some charae the individual st andholder.
3.2 Determine the attitude of MFCHNH/MLGRUD and local
aunthorities to chencing the current system by:
SL30 Charging the beneficiaries in low and
hioh deneity houvernqg schemee «lirbke for Lhe cost of
on-site services.,

J.A 7 Cheraqing the reticulation an pravalely
developed hich dencsity houcing schemse (which wonld 1nclude
cooperatyvese, emplover aecyrcted cchemee etc) to the ntarlaty

funds, just In the <ceme wes és 1s now done for publicly
finances Prrosecte o, vice versa, charging beneficieries 1n
I & preojecte on the seme base as those 1n privete projects or
viCEe verca, charging beneficirer)es i LA projecte on the
cxme bace as those in private projects.

4, Laend Uty liration

Land uvtahlication for low yncome housing is very conciderable
due to high land use standerds for plots, roed access, ancd

community facilities. As & result, Jow coet sulbvdy vy s o
are being forced further ~na further $rom town cent

the journey  to vorl for low INCome Qrouvns hes becoms very
long. Thie hacs  been highlichted by the caorrent cricsis 1n
the public transport cector. Further more, veluable
Agricultural property is being uced for shelter and <ome

local anthoryties Are romning out of larnd.

4.1 Freemine current land uce, and compeare 1t with
acceptaehle solultions for plot si1zes which may be sugaestecd
by potential beneficirearies 1n Fart | of the study, tocather
viith internaticonally accepted }and vwse clanderds  for
commuinity facilities,. where these are lower than thecse 1n
ueee 1n Zimbabwe.

4.7 Determine the extent to which such savinge in land use
will reduce the area of land urbenized, journeys to worl,
the long term costs of urbanization etc.
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S. lLand Acquic=ition

In cases where local auvthorities and private developere heve
to acquire land, there have been considerable delsys due to
the lack of planmers, curvevors, etc. Even the preocuremsnt
of Stete Land has been delaved.

5.1 Outline the procedures for )and acquici tiorn, &nd
recommend &ny messurec that micht expedite it.

3.2 Explain the dealavs currently facing LAs who acguire
State Land through the Urban State Lend Ot+fice, and
recommend messures to reduce these delavs.

&, Surveying

The lack of trained sirveyors and outdated equipment have
effected the delivery of land. Nonetheless, there &re other
delays in the surveying system which could be resolved
relatively easily,

6.1 Does the evetem bv which cadeactreal csurvey of  high
density housina plots is commescioned work csmoothly™
6.7 Are there eny  administralive nescurec  thal Ccan be

adopted to make it worl better®
B. Ft.ace 11

If. on ana)vsic and discuscsion of the report on the &«hove
issues, it a&ppeers that further evidence may be required
regarding current plot utilication &nd the preferences of
the public, the contractor chell undertake & survey of about
120 households of which 60 should be in Harere, enda 20 e=x=ch
1N two smaller towns to be egrecd. to determine the
following:

1. Their preferred contimnc 1 torms N7 o v Foc
requred. and plot sjse. and relate the<e to difrerent
levele of affordebidaty,

2. The manner in which beneficiaries put the
lend within their plots to use, &nd whether they have pleans
for the future(e.q. extending their house, subdividing etc)

Finally, determine the extent to which current colutions
mxtich the priorities of beneficieries.
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