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Abstract 

In the context of rapid urbanization, land management is a critical issue for 

sustainable development in Mozambique. Cities are expanding rapidly, through 

largely unplanned growth accompanied by large-scale occupation of land for housing, 

mostly with limited or no intervention by the government. As part of a larger research 

programme on the Future Cities Africa, Institute for Housing and Urban Development 

Studies (IHS) has conducted in-depth research, by collecting and analysing data on 

cities and urban land expansion in Mozambique, testing the relevant theories and 

models and integrating the results into the current national and international 

academic and policy debates, with the purpose of fulfilling theoretical and evidence 

gaps related to the comparative merits of planned expansion and compactness. 

Both concepts have been scrutinized in terms of their morphology and 

potential benefits for urban development in order to understand them better, and 

the vision of each concept has been considered in the context of current urbanization 

in Mozambique. The authors selected the city of Nampula for this case study so to 

understand the expansion process, the relations between the different actors, 

resources, and causes leading to the expansion in secondary cities, as well as, to assess 

its impacts. They applied both qualitative and quantitative methods for primary data 

collection, and developed multiple data collection methods, including structured and 

semi-structured interviews, household surveys, and geographic information systems 

(GIS1) mapping. 

Once the researchers conducted the research on the ground, however, it 

became clear that the relevance of planned expansion and compactness for urban 

patterns in Mozambique is minimal. Despite this, the researchers found that lessons 

could still be drawn from the theoretical approaches to explain spatial patterns and 

their implications for urban growth. In line with worldwide trends, they discovered 

that Nampula, while having experienced considerable population growth between 

1999 and 2015, has undergone a proportionally even larger spatial expansion, so that 

population density reduced two and a half times since 1999. This declining density, 

                                                           
1 GIS is a computer mapping and analysis tool. 
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the city’s irregular, non-contiguous shape, together with the increase of mainly mono-

functional, often informal residential settlements and the predominance of single 

dwellings are all characteristics of urban sprawl. 

Through this study, the researchers identified that the main actors influencing 

the production and the morphology of the city are the following: the public sector at 

the local level; the private sector, in form of land market agents; and the self-

organising society, represented by individuals and citizens. This research argues that 

actions taken by local governments are promoting the sprawled expansion because 

of the local government’s general absence of a coherent spatial vision, their practices 

regarding planning, land allocation and regularization, tax collection and enforcement 

and the corrupt tendencies that generally favour the consumption of new land. It is 

observed that the conception of land has changed from being perceived as a social 

asset provided by the state, to an economic asset, offered on the market. The 

transformation of the land markets has reduced housing affordability, compromising 

the access to the city and contributing to sprawl. As cities in Mozambique are 

predominantly made through self-organized processes, residential preferences, 

residential mobility, and construction practices are leading to both horizontal 

expansion of the city, as well as, an intensification of the use of urban floor.  

This research has drawn three main conclusions, which can be aligned with 

the distinction among actors, processes, and outcomes. The ‘benefits of 

dysfunctionalities’ (defined as the seizing of vested interests in malfunctioning 

contexts by participating actors) presents a common obstacle in developing countries. 

However, many people do not recognize its negative long-term impacts, and instead 

the concept is obscured from criticism in the dynamic, unplanned, and unregulated 

processes of land transactions. In addition, it is observed that the processes of 

urbanization do not follow a specific plan or paradigm and hence do not produce 

outcomes that could be related to a specific spatial concept. These spatial patterns 

are the outcomes of the current urbanization processes, as well as, the influence of 

benefits of dysfunctionalities, and will lead to unsustainable and problematic urban 

patterns in the near future urbanization. 
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1 Introduction 

This research monograph presents the findings from research carried out within the 

framework of the Future Cities Africa (FCA) project, funded by the UK Department 

for International Development (DFID)2 . The Institute for Housing and Urban 

Development Studies (IHS) developed the research project called ‘The urban 

expansion and compactness debate in the context of Mozambique’. The research 

project seeks to fill theoretical and evidence gaps related to the comparative merits 

of planned expansion and compactness by collecting and analysing data on cities 

and urban land expansion in Mozambique.  

The Research Monograph presents the findings from this research that was 

carried out during the months of February to June of 2016. The Research 

Monograph analyses urbanization in Mozambique by assessing actors, processes, 

and impacts of urban growth, with a focus on the secondary cities.  

 

1.1 Research Focus 

This research in this report goes further than simply debating two concepts of spatial 

urban development – compactness and planned expansion – by examining their 

applicability to Mozambique. This is reflected in the research question:  

 

“In the resource-scarce context of Mozambique, what is the right balance 

between making room for new urban land expansion and promoting 

compactness? What hybrid model could lead to more sustainable yet at the 

same time, inclusive, well-serviced and affordable cities?” 

 

Both concepts are scrutinized in terms of their morphology and potential 

benefits for urban development to understand their relevance. For this purpose, the 

vision of each concept needs to be discussed in the context of current urbanization 

in Mozambique. While the promotion of compactness mainly focuses on general 

                                                           
2 Cities Alliance commissioned this research. 
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benefits that include environmental sustainability and economic efficiency (such as 

OECD Policy Brief 2012); the advocates of urban expansion base their arguments 

mainly on necessity, that is, the ‘realistic prognostics’ (Angel et al. 2011) for future 

urban development. Both concepts equally highlight social benefits and claim to 

have the potential to better organize a city’s development, from which all citizens 

should equally benefit.  

The major difference between the two concepts, hence, lies in the 

organization of space itself, that is, how the urban floor is used, for what purposes 

and with what intensity. However, these are only two types of urban form. 

At first sight, the two concepts of a compact city and planned expansion 

may seem to be opposites that are incompatible (an oxymoron), but closer 

examination, reveals that they can be urban forms applied in the same city at the 

same time. In a context of rapid urbanization (characterised by rapid population 

growth and land consumption), cities clearly have to expand to maintain 

‘appropriate3’ densities, as promoted by the compact city. In line with the planned 

expansion urban form, this should happen in a controlled way4 in order to be 

sustainable.  

As the explanation of urbanization in Mozambique departed from relating 

urban growth to urban form, urbanization processes were scrutinized and assessed 

against the two spatial concepts, and it was found that the applicability of planned 

expansion and compactness for urban patterns in Mozambique is quite minimal. 

However, the concepts still had relevance in their ability to explain spatial patterns 

and their implications for urban growth. Following the indications of the research 

assignment, a number of aspects were further investigated, as discussed below.  

To better explain and explore the root causes of current processes and their 

impacts, the use of space was analysed, including the process of land (use) allocation 

and the access to land.  Formal and informal ways of planning and practising urban 

expansion were assessed, taking the context of secondary cities and their limitations 

in terms of resources and capacities into account. 

                                                           
3 That is, not too low, or too high. 
4 For further thoughts on this, see Box 1. 
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In addressing the topic of spatial transformations, a central question 

emerged in terms of direct and indirect benefits. Aspects of short and long-term 

benefits, as well as, the economic, spatial, environmental, and social features 

resulting from the current development processes, were investigated.  

This led into research on the different actors and their specific stakes in the 

process of urbanization. The researchers investigated the potential trade-offs for the 

governments, the market, and individuals involved in implementing urban growth 

and identified the outcomes and impacts related to the actions of these different 

stakeholders. 

 

1.2 Structure and content of the research monograph 

This first chapter introduces the research conducted. It outlines the research focus 

and provides a short summary of the reasons for the research and a brief 

deliberation on the research questions. The original assignment was to discuss 

urbanization in the context of Mozambique with reference to spatial processes of 

urban growth, particularly in view of the concepts of planned expansion and the 

compact city. This focus has shifted to considering the potential lessons that could 

be drawn from the theoretical approaches in explaining spatial patterns and their 

implications for urban growth.  

The second chapter discusses the theoretical discourses in the processes of 

urbanization and urban growth, particularly with the understanding that land is a 

limited asset. Within this context, it explores the existing debate between two 

concepts of spatial urban growth – compact city and planned expansion. An 

important part of this discussion is the issue of unplanned urban expansion, 

particularly in the form of sprawl. Separate sections further shed light on the 

determinants of spatial organization, and the applicability of spatial concepts in the 

context of the urban morphology of Mozambique. 

The third chapter presents the methodology of the research, including the 

operational framework. It introduces the research question and sub-questions and 

the approach of the research. The research followed a deductive approach by 
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exploring theories that apply to urban growth to guide the formation of the research 

questions, instruments and findings. Nampula municipality was used as a case study. 

The research is based on both primary and secondary sources. The researchers 

collected information from primary sources through interviews, a household survey 

and GIS mapping. They carried out interviews with key officials from the 

municipality, as well as real estate agents, urban professionals and academics. For 

the household survey, they selected Namutequiluia neighbourhood as the research 

area, within which they picked eight different areas based on different urban 

typologies defined by the research team. They did GIS mapping to analyse 

Nampula’s spatial changes between 1999 (when Nampula became an autonomous 

municipality) and 2015. 

The fourth chapter introduces the context of the development of cities in 

Mozambique: the historic background, the capacities of local government structures 

and the rapid urban growth experienced during the past few decades. It further 

explains the processes of urbanization, including the legal and legislative framework 

provided by national laws and decrees, and how these rules are applied by main 

actors at national level. Assessing the urban development additionally has included 

understanding urban constituencies, in terms of the following: the laws that 

established these urban constituencies; the legislation that has been developed to 

guide urban development; and the level of autonomy in matters of administration, 

finance, and asset management.  

The fourth chapter provides further insight into land ownership. In 

Mozambique, the state owns all land, and the main tool used for formal urban land 

management lies in the provision of land-use rights, that is, the Direito de Uso e 

Aproveitamento da Terra (DUAT) - ‘Right of use and utilization of the Land’. This 

chapter discusses the relevance of obtaining a DUAT and the issue of tenure security 

between different social classes, as well as, how formal and informal forms of land 

tenure contribute to urban development.  

The fifth chapter presents an overview of the research findings, from the 

primary data collected in the study area. It briefly explains Nampula’s strategic 

position, accelerated growth and the different phases of development that the city 
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underwent. It analyses the municipal council’s administrative structure and observes 

how spatial planning has influenced the urban fabric. It further examines the 

changes in the urban morphology over the past 16 years. Lastly, it provides an 

introductory analysis of the findings of the household survey, and how the survey 

areas compare to one other.  

The sixth chapter elaborates on the major findings of the research and their 

implications. The main outcomes have been divided into three sections, in which 

activities and their impacts are analysed along main stakeholders in the production 

of the city – that is, the public sector, the private sector in form of land market 

agents, and the self-organizing society, represented by individuals and citizens at the 

local level. All three types of actors influence the morphology in their own way: local 

governments’ actions are promoting expansion; the private-sector-driven change 

from social to market-oriented land allocation is reducing housing affordability; 

while location preferences and individual attitudes are leading to both horizontal 

expansion of the city and an intensification of the use of urban floor slowly over 

time.  

Chapter seven provides three main conclusions, which can be aligned with 

the distinction between actors, processes and outcomes. In terms of the processes 

accounted for by the different stakeholders, the researchers coined the term 

‘benefits of dysfunctionalities’ to explain the nature of the role of actors and how 

differentiated benefits are seized.  

The process of urbanization, discussed through the second conclusion, 

needs to be understood in its wider context; and thus, this section discusses the role 

of self-organization and market opportunities, in providing outside rules and 

allocation,  in relation to their specific spatial outcomes. Additionally, this section 

explores the elements within this process that can be attributed to expansion 

followed by densification, which makes them part of a planned, coherent whole.  

The third conclusion considers the impacts of unsustainable urban growth, 

mainly in terms of the organization of spatial development, which is strongly related 

to the aforementioned conclusions of urbanization. In this third conclusion, the 
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organization of space has been discussed as a process that needs to be oriented 

through models that serve urban sustainability.  

The Monograph concludes with indicating relevant areas for future 

investigation, by outlining a future research agenda. 

2 Literature  

Two paradigms greatly influence current discussion on guiding urban development. 

The first is the paradigm of ‘the Compact City’, which seeks to optimize efficient use 

of infrastructure, and reduces the city’s environmental footprint through a more 

compact form5. The second paradigm, ’making room for cities’, acknowledges the 

inevitability of the trend towards urban expansion. It calls for a combined change 

towards a more generous designation of the city limits and a basic street grid. This 

chapter lays the ground for debating spatial concepts and their relevance for 

Mozambique, departing from the compact city and the planned expansion debate.    

 

2.1 Conceptualizing compactness and planned expansion 

The theoretical discourse compares agglomeration benefits and efficiency associated 

with densifying the built environment, with the opportunities deriving from planned 

city extensions. However, this discourse needs to be analysed in context with the 

current demand for habitable spaces and the limited resources and capacities in 

Mozambique. 

                                                           
5 Urban form is related to the concept of urban morphology, which studies the form of human 
settlements and the process of their formation and transformation. Urban morphology focuses on the 
spatial structure and character of a settlement by examining the patterns of its components and the 
process of its development.  
Formerly Moudon (1997) suggested that the urban form is the common interpretation, measuring, and 
surveying basis through which the preferences, significances, and modes of socio-economic uses of 
society can be accessed. In this sense, Moudon follows the so-defined sociological morphology approach. 
Carlos (2007), based on Marxist and theories and from Lefebvre, approaches this theme through 
concepts related to the capitalistic production of space, focusing on the issue of land, that is, land as a 
commodity. Carlos (2007), in this way, considers urban morphology as the continuity or discontinuity of 
the production of space, finding that the urban form is the direct manifestation of social relationships 
and conflicts. 
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2.1.1 The compact as a sustainable city  

Compactness is usually related to two main strategies: increasing the built area 

(densification of the built form) and the densification of residential zones 

(population density). The resulting benefits, mainly related to the concept of 

intensification, develop in three main areas: economic, socio-cultural and 

environmental benefits. However, there is no set definition of what the best degree 

of density is, both in terms of efficiency and acceptability.  In fact, many define 

urban density as the opposite of and solution to sprawl; rather than being defined 

by its own set of measurable criteria. 

The excerpt below explains the dialectic of compactness and sprawl, 

drawing on the concepts of intensification and efficiency: 

“The compact city hypothesis is introduced as an alternative to 

urban sprawl which focuses on limiting the peripheral expansion of urban 

areas, and instead looks to direct development in the form of intensification, 

increasing the densities of existing urban areas and redeveloping underused 

or abandoned sites. The compact city is designed to make more efficient use 

of existing land resources and infrastructure, as well as reducing automobile 

usage as public transportation becomes more viable at higher urban 

densities.” (Arbury 2005, p. 10)  

The compactness concept is rooted in the evolution of the debate about 

urban sustainability. Over the past few decades, the concept of sustainability and its 

application to the urban context has steadily progressed, with the urban form as a 

common denominator, or at least as an indicator, to assess how cities can become 

more sustainable (Jenks 2000). Simultaneously, the urban form debate has mainly 

been anchored around the aim of efficiency, and as a classic response to sprawl by 

promoting compact settlements of one form or another (Neuman 2005), with the 

promise that compact forms generate sustainability. 

At the beginning of the 1990s, the most common reason brought forward in 

the debate promoting compactness patterns was to protect the environment, as 

cities were viewed as the main cause of environmental degradation (Girardet 1996). 

Similarly, resource consumption was assessed based on spatial impacts, as the 
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concept of the ecological footprint evolved (Wackernagel et al. 1997). During this 

time, a new debate on the true cause of unsustainable resource consumption in 

cities emerged as the result of certain city lifestyles. According to Garreau (1991), it 

was found that certain urban forms – such as low-density settlements, suburban 

areas, and certain contemporary urban features related to globalization, for instance 

large shopping malls in the city fringes – contributed to unsustainability in cities. It 

was suggested that these urban footprints indicate unsustainable lifestyles because 

they depend on motor-vehicular transport, causing much more waste and pollution 

than previously thought. 

In 1996, the volume, ‘The compact city: A Sustainable Urban Form?’ (Jenks 

et al.  1996) tried to provide evidences securing the debate about the links between 

‘sustainable urban form’ and compactness. The debate focused mostly on developed 

countries, comprising a variety of factors, including soil consumption (relating the 

issue to agricultural productivity), public transport and environmental degradation. 

The key assumption at the beginning of the compactness debate was that 

inhabitants living in peripheral, low-density settlements would be responsible for 

more pollution, resource consumption, and environment degradation than the 

inhabitants living in the city core (Mitlin and Satterthwaite, 1996). Additionally, 

Williams et al. (1999) supported the idea that higher-density cities would guarantee 

better liveability, addressing public services and transport as the main issues. A 

positive correlation between the compactness (the preservation of land) and 

transport was found, but the relationship between a compact form and the quality 

of the urban life was not proven. The book, Achieving Sustainable Urban Form 

(Williams, K., Burton, E. and Jenks, M. 2000), provided an analysis of how to achieve 

a sustainable urban form, concluding that sustainability is contextual, depending on 

the specific pathways taken in consideration and on the characteristic of each area.   

Jenks (2000), despite trying to overcome the concept of the city as a 

problem for sustainability, followed the aforementioned points asserting that the 

manipulation of the urban form, if implemented in parallel with proper urban 

policies, could solve city constraints. At the end of 1990s and the beginning of the 

2000s, most researchers accepted the idea that a compact city is more sustainable 
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(Echenique and Saint 2001, Jenks and Burgess 2000), with a consensus reached 

among academic, professional, political and international institutions (for example, 

Urban Land Institute 1998, American Planning Association 1999, and United Nations 

1992). 

A parallel compactness approach developed during the same period that 

integrated the debate of the compact city as a factor for the realization of socio-

economic sustainability, with Haughton and Hunter’s (1994) link between the level 

of compactness in a city and the social justice concept. Katz (1994) declared that a 

compact city would also foster certain social patterns as a community attitude and 

lifestyle.  A more recent line of research about the benefits of compactness 

considered the relation between a city’s compactness and the physical activity (thus, 

the health) of its inhabitants. Handy et al. (2002) analysed how different urban 

forms are correlated with different personal health situations by using transport 

modalities and highlighting how in a compact built environment, people are more 

interested in walking or using a bike. The compact city paradox (Wiersinga 1997) 

describes the inverse relation between the sustainable form of cities and their 

perceived liveability. The paradox is that higher densities (both population 

concentration and functions) are related with sustainability, while lower density 

areas are associated with higher levels of liveability.  

At the beginning of the 2000s, other authors – particularly Neuman (2005) – 

showed the weakness of the compactness benefits, indicating the lack of an official 

definition of the term. While Hall (2001) declared that the results of the research 

were confusing, Neuman (2005) highlighted that the discourse was flawed because 

of its singular focus on density as a stand-alone indicator (Burton 2000; Hall 2001) or 

limiting physical details, such as plot size or urban grid form (Duany, A., Plater-

Zyberk, E. and Speck, J. 2001). 

In his article, ‘The Compact City Fallacy,’ Neuman (2005) highlighted the lack 

of conclusiveness of most of the studies related to compactness benefits, focusing 

on motor-vehicular transport and asserting that no link had been found correlating 

higher densities and reduced car use. In the same article, Neuman (2005, p. 14) 

accurately classified all the characteristics that a compact city should have (using 
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such influential authors as Jenks, Burton and Williams), finding that those 

characteristics “could describe nearly any city,” thus asserting once again the lack of 

a specific definition and the inconsistency of the debate. Neuman (2005) found that 

the compact city debate received so much attention because it posed itself as the 

antidote of urban sprawl – an urban form identified since the end of the 1960s to be 

responsible for city problems. A second reason for the success of the compact city 

form is an idealistic one: an embedded vision of a city for all, both in aesthetic terms 

and in sociological ones, that is, providing equity through proximity. 

Although Western countries, especially from Europe, primarily advocate the 

concept of compact urban form, other countries, such as Singapore, China 

(especially Hong Kong), Jordan and India are starting to promote and embed some 

of the compact city’s attributes into their urban plans. Amman, Jordan, for example, 

has developed and is implementing since 2008 a compact urban growth plan, using 

existing services to promote and increase transit use, improve pedestrian 

accessibility and make transport more affordable for the residents of the Greater 

Amman Municipality region (Greater Amman Municipality 2008). Similarly, 

Ahmedabad, India, is implementing (since 2006) a plan to encourage local economic 

and urban growth in a more sustainable way, by promoting the compact city 

concept, which includes well-designed public, green, open space and mass 

transportation (Ahmedabad Municipal Cooperation et al. 2006). 

A great, de facto part of the debate uses cities in developing countries to 

contrast the idea of the merits of densification of the urban fabric to the flaws of 

other kinds of conceptual urban forms. For example, Drakakis-Smith (1996b) 

objected to the city size and form have relevance in the sustainability performance 

of a city in a developing country. Using population growth as a key example, he 

highlighted how the porosity and absorptive capacity of those cities is a proof of a 

high level of sustainability, both in the short and long term. 

The debate applied to cities in developing countries mostly focuses on the 

benefits of agglomeration – that is to say, on the ‘urban premium’ (Turok, 2015). 

Nevertheless, the main argument contrasting the fact that cities in developing 

countries could benefit from a more compact form, is the fact that the main 
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agglomeration benefits deriving from compactness in developed countries are 

context related and not universal (Jenks 2000). When comparing developed with 

developing countries, consumption patterns or mobility habits of inhabitants in 

peripheral, low-density zones are extremely different. The benefits of higher 

densities, in other words, strongly depends on lifestyles and opportunities. 

Economic gains are often stated as one of the benefits of compact cities, 

because of their density and the resulting short distances (travel, cost and 

entrepreneurial spill-over). However, these benefits are simply part of the economic 

hypothesis of agglomeration, which have been suggested for a few decades, for 

example by Henderson (1974), and tested both in geographical terms – at the scale 

of whole urban areas or specific industries (Feser and Sweeney 2000; Liang et al. 

2014).  

Henderson (1996) places agglomeration benefits into the wider context of 

urban systems models, which assumes that these benefits arise from localized, 

external economies of scale. Benefits are obtained from the availability of non-

traded and traded assets, as well as from economic and social processes – for 

example, search and matching in local labour markets, location choices, input 

sharing and information spill-overs. In other words, agglomeration benefits refer to 

the proximity of assets and resources that can be found in larger urban areas, 

especially metropolitans and urban regions. 

The proximity of different mobile and immobile elements does play a role in 

the urban systems models, but not to the extent discussed in the compact city 

debate. As with new economic geography, the compact city concept assumes that 

economic benefits arise from savings on transport costs and from concentrating the 

location of producers and trade.  

This means that eventually the arguments used by the urban systems model 

and by the compact city concept are not entirely similar. The first argues for the 

positive impacts of urban agglomerations on economic growth, while the second 

points to efficiency and intensification through urban density. 

The economic conditions for agglomeration benefits were not part of this 

study, as the research undertaken was limited to the spatial configuration of urban 
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development. As the spatial layout of a city is connected to its economic potentials, 

the concluding chapter makes some observations on the implications of the urban 

form on the economies of scale.  

Mobility habits are key to the debate of sustainable urban forms –  for 

example, a reliance on cars has consequent costs for infrastructure and the 

environment. This implies that residents have the option to choose between more 

or less sustainable lifestyles. But the argument that 20 people can take the bus 

together, instead of taking 20 cars separately, only works with the condition that 

these people could actually take a car in the first place. According to theory, 

compactness helps to save resources where otherwise resources would be wasted, 

however, as the aforementioned example demonstrates, this depends on the 

choices available to citizens. 

Low-consumption patterns contribute to sustainability. The self-organized, 

decentralized composting of organic waste in one’s own garden at the urban 

periphery, for example, is always the cheaper, low-carbon option compared to 

setting up the public service of a full solid-waste management system. However, in 

the low-equipped peri-urban areas of African cities, sprawl has negative impacts, in 

that the forms and manner in which land is consumed is unsustainable. Since the 

large distances result in disadvantages regarding the access to education (and other 

services), and infrastructure cannot be provided to all because of the high costs 

implied when connecting disperse households, it can be concluded that there is at 

least one universal benefit in that higher densities are generally related to lower 

infrastructure costs. However, the corresponding plans, investments, and 

maintenance for urban infrastructure need to be done well to actually benefit from 

density. This largely depends on the human and financial capacities and structures at 

the local level, and ultimately on the governance that supports these structures. In 

conclusion, the urban form has a limited impact, if not adapted to the contexts, and 

combined with good governance, and the efficient management and provision of 

public services.  

There is an increasing interest in the applicability of the concepts of the 

urban form, and the sustainability deriving from such concepts, as a more realistic 
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response to ongoing urbanization than planned expansion. This interest is not solely 

because of the theoretical gap within the compactness discourse, but also due to 

the rising theoretical trend of promoting learning from developing countries in 

terms of resilience, sustainability and self-made urbanism. However, despite the 

widespread application of in the compact city approach, such as in the neighbouring 

South Africa where the concept has been politically promoted but failed (Dewar 

2000), this debate has not taken momentum in Mozambique. 

It has been proven that the cost/benefits of infrastructure and 

environmental impacts depend on the urban form and can be positively influenced 

by better physical planning. However, form (understood as the intended outcome of 

a spatial layout) is one aspect among others that highly depends on the encountered 

contexts, including the geographic, social, economic, cultural and environmental 

setting of the specific city in question. 

Related to the form, and often subordinate to it, the city’s shape and size 

have been addressed as indicators of the city’s performance or sustainability. 

Although the two aspects of shape and size have gradually lost importance in the 

debate, they have not been completely abandoned as tools to design cities in a 

more sustainable and liveable way, and they are still related to the issue of 

compactness. 

The main assumption behind the conviction that compactness is 

indispensable to cities functioning better is that lifestyles depend on the ways 

inhabited spaces are used. These spatial uses also imply their interdependency on 

the distances between the spaces that people travel for work, business, leisure and 

services.  Consequently, the peripheral, low-density areas that are far from the city 

core would affect the whole society in terms of consumption of resources and 

pollution. Compact settlements are assumed to increase the use of public transport 

and enhance the efficiency of such services as waste collection system – 

simultaneously they would contribute to a greater diversity of services derived from 

the high concentration of different urban functions. 

Ciccone and Hall (1996) highlighted that the specific size of a city does not 

determine the pace of a city’s growth, but its density – as a factor positively 
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influencing economies of agglomeration. The benefits derived from economies of 

agglomeration are because of social and economic interactions, such as job 

opportunities. Nevertheless, sub-Saharan African cities are mostly described as 

congested places, and this congestion particularly derives from improper planning 

or, more generally, a ‘policy-crisis’ (Pieterse 2014). The urban development in sub-

Saharan Africa is described as uncontrolled and unstructured (Glaeser and Sims, 

2015). In this sense, the density debate related to sub-Saharan African cities talks 

about ‘negative externalities’ more than benefits. Density, in this instance, is 

associated with the appearance of slums, and thus, to a precarious environment.  

2.1.2 Forecasting growth and planning for expansion  

Planned urban expansion has been developed as a spatial concept since the early 

1980s, depending on the definition provided. It is currently understood as the early 

planning processes for new urban areas, including providing access to land and 

services.  

This theory has since been promoted for developing countries with high 

urbanization rates, where there is pressure on existing urban areas to accommodate 

rapid population growth. Planned expansion is a necessity for many cities, especially 

those with a growth rate above 2.0 per cent per annum, as at such a rate, the 

population would grow by 50 per cent in less than 20 years. 

One can hardly perceive planned city expansion as a holistic concept for city 

making, but rather a settlement planning approach, offering mainly a quantitative 

solution and an important organization tool for future urbanization patterns, such as 

planning street grids (see Box 4).  As a top-down approach, planned city expansion 

works with a number of critical assumptions: land is available where people actually 

want to live; the provision of land can be combined with services in the near future, 

following the public-sector concept of ‘site and services’ (Hossain 2015); and the 

planning authority has the capacity to design large portions of the urban fringe. 

Consequently, this approach can offer new areas for the urban population; however, 

planners still must consider that these areas are likely already inhabited or 
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otherwise used. Eventually, this pragmatic approach of providing space for new 

settlements translates to a densification of land that is ‘underutilised’ (Turok 2015). 

Besides potentially providing a sustainable solution to urban growth, 

planned expansion may also negatively affect the city. For example, the shifting of 

populations into new areas can affect social networks and local economies. 

Furthermore, when planned expansion is made a priority, most attention is given to 

the creation of new settlements –  with a proper density pattern –  rather than 

focusing on developing the existing city (Angel et al. 2011, UN-Habitat 2013). 

Planned expansion in this sense gives the illusion that the spatial growth of a city is 

somehow managed, while simply converting predominantly agricultural land into 

urban land. 

2.1.3 The debate on urban sprawl  

Although international forums have been taking the problem of compact city/sprawl 

city as fundamental, discussions on urban growth lack precision in the definitions of 

'compact' and ‘diffuse’. Hence, there is a need for clarifying the factors related to 

population mobility, which determine the sustainability, or lack thereof, in both 

urban forms. 

Urban sprawl is associated with rapidly expanding city peripheries and is 

often characterized by low-income settlements, poor quality of life (underserviced 

zones) and pollution. In sociological terms, it is also related with income disparities, 

social polarization and inequality derived from gated communities inhabited by 

wealthy elite (Jenks 2000). 

The debate on urban sprawl predates the debate on the benefits of 

compactness. City problems related to urban sprawl have been addressed from the 

1960s onwards (Mumford 1961; McHarg 1969, Jackson 1985, Burchell and Adelaja 

1992).  

Studies based in North America, in particular, have focused on the costs of 

sprawl (Burchell et al. 2002) in terms of functions, operations and capital. These 

studies analysed the main drivers as land affordability, changes in transportation, 



24 
 

mass production of housing in the peripheries, and lifestyle –  the idealistic vision of 

the single-family home in a quiet, low-density neighbourhood.  

Galster et al. (2001) classified and measured the different dimensions and 

indicators of sprawl as follows: density, continuity, concentration, clustering, 

centrality, ‘nuclearity’, mixed uses and proximity.  

Dieleman and Wegener (2004), through a study based in the United States 

(Oregon) and Northern Europe, pointed out how in the absence of strong top-down 

interventions (regional planning), urbanization trends are likely to be polarized, 

sprawled, and decongested – unlike in mixed land use and compact settlements.  

Neuman (2005) related urban sprawl to the dysfunctionalities of the planning 

apparatus, highlighting how single-use zoning tools are fostering urban sprawl.  

Burchell et al. (2000) in their detailed report regarding sprawl and its effects 

dedicated a chapter to the ‘13 benefits of sprawl’, which are grouped into four 

categories: housing, transportation, land use planning, and quality-of-life and social 

benefits. 

At the beginning of the 21st century, the debate on the benefits of sprawl 

and on the inconsistency of the compact model were integrated into the debate on 

the applicability of the two concepts in developing countries. Burgess (2000) in The 

Compact City Debate: A Global Perspective was influential in dismantling the 

applicability of compactness to developing countries by highlighting the main points 

of discrepancy in the debate, and filtering the ones applicable to developing 

countries. He used three main arguments: densification, land, and 

infrastructure/transport. In a different socio-economic scenario, he explained how 

the benefits deriving from compactness are completely different and still not clear, 

for example, the costs of infrastructure provision and maintenance. Carmona (2000) 

further unpacked the applicability issue by explaining that new large-scale real 

estate projects in the periphery have developed faster than the infrastructure 

provisions both by the state and by the private sector in many developing countries.  

 Clark and Te-I (2000) in their study on Asian cities found that the 

containment and higher city densities (the opposite of urban sprawl) do not lead to 
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benefits in terms of public services. On the contrary, the negative externalities 

related to poverty seem to increase in a dense built environment.  

Cities in developed countries benefit from a compact form in terms of 

several aspects: more service provision, better public transport, and better public 

services. However, the same benefits are not always found in developing countries. 

For this reason, the compact city approaches in developing countries have focused 

on the ‘development’ side of the sustainability concept: the consumption of land 

and spatial inequalities.  

In the South African context, for example, efforts have been made to assert 

the viability of compaction, but the resulting forms are significantly different: 

densities are increasing applied linearly, rather than in a circular form, as in the case 

of new development corridors or commercial corridors. Even far from the city core, 

those developments seem to provide the inhabitants with better opportunities, 

quality of life and equal access to services. In this way, the debate between 

compactness and sprawl can still be relevant to developing countries in the lessons it 

provides. 

2.1.4 The debate of urban form in Mozambique 

Mozambique is a good example of how land management in the context of rapid 

urbanization is a critical issue for the long-term sustainability of urban development. 

There is an ongoing debate whether making land and services available for 

forecasted urban expansion – which provides advantages in long-term planning –  is 

the upfront policy option in contrast to a more visionary compact city solution that 

purports to offer a higher potential for environmental benefits and economies of 

scale.  The urban land expansion initiatives in Mozambique have been applauded for 

making land available for urban housing and infrastructure needs but also criticized 

for promoting sprawl and lacking a comprehensive vision of the city.  

The question of better spatial development for urban areas in Mozambique 

could help in furthering the debate on compactness versus planned expansion, or, in 

its processual version, on densification of urban areas versus allotment for new 

urbanization.  
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Both these spatial concepts face strong limitations in the context of 

Mozambican cities. On the one hand, densification cannot yet be promoted in 

Mozambican cities, where a considerable part of the city is composed of informal 

settlements. These areas are suffering from the constrictions of the built 

environment, rather than obtaining agglomeration benefits. Moreover, most poor 

urban dwellers live partially off subsistence agriculture and could not afford moving 

into urban housing.  

On the other hand, even though city expansion plans indicating future 

allotment do exist, they are not a part of a city-wide, coherent strategic 

development. Moreover, expansion is nearly always planned over areas that are 

already populated, which implies difficulties in negotiation and transformation of 

users’ rights.  

Given the current socio-economic and political context of Mozambique, the 

relevance of the debate on urban form is close to nothing: there is neither a guiding 

policy from the public realm, nor an articulated interest from the demand side, or 

specific offers from the supply side that would support the creation of a more 

structured urban shape. There are some exceptions to this situation, for example, 

some private sector agents are increasingly building apartments, but since these 

developments are mostly found in peripheries, they do not promote the concept of 

a compact city. These developments rather take advantage of cheap real estate. In 

terms of planned expansions, municipalities allocate land through allotment in 

sparsely populated areas, but the distribution processes are complicated and lack 

proper monitoring of occupation in plots, resulting in low density and slow 

development.  

In general, all forms of unplanned or unofficially planned settlements 

emerge in Mozambique through ad hoc individual decisions. The main cause in this 

sense is identified by Turok (2015, p. 238) as a ‘highly imperfect market that is 

dysfunctional in various respects’, to which Collier and Venables (2015) add that left 

to an unregulated market, building heights and density will be too low.  

Within the debate of urban form in Mozambique, both informal settlements 

and newly planned expansion zones, for lower middle class inhabitants outside the 
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city’s core, are seen as both a challenge and an opportunity for densification. The 

local planning authorities (DMPUA in Maputo, for example) have always adopted 

the outdated concept that the ‘problem’ of the cities in Mozambique is the 

‘uncontrolled’ urban sprawl – that is, the ‘uncontrolled’ singular actions that guide 

inhabitants on their access to urban land. The current, stricter regulatory approach 

is seen as a possible control tool and the (few) urbanization plans proposed always 

include verticalization and densification strategies – especially in the fringes in-

between the formal grid and the ‘informal’ settlements. 

Densification in Mozambique is strongly related with the verticalization of 

the urban fabric. In Maputo, an increasing interest in possible low-cost-housing 

solutions for two storey constructions, especially for lower class inhabitants, can be 

witnessed. Some private architects in Polana Caniço are trying to develop a micro-

financed and incremental programme to densify the neighbourhood and provide 

two storey houses to low-income inhabitants; however, of much greater significance 

is the recently elaborated Kaya Clinica project – an internationally funded joint 

programme involving different universities of Maputo and their economic, 

architecture and planning, engineering, and law departments.  

The Kaya Clinica project aims to provide technical assistance to low-income 

inhabitants, who want or need to extend their single-story houses with another floor 

(for their own family or to accommodate other dwellers). To build this floor 

extension, the inhabitants will need some basic directives about how to modify or 

reconstruct the structure of the house. Through the assistance provided, the 

inhabitants will be able to auto construct the floor and the structure (through pre-

fabricated materials), or they will resort to local developers paying a reduced price. 

During the construction process, the inhabitants could also benefit from legal 

assistance, in case they do not have their land-use right registered yet. Other minor 

initiatives try to evenly popularize the verticalization of informal settlements, to 

make space and prevent further congestion (for example, the casa melhorada 

project by the Architect Andersen). Nevertheless, apart from these initiatives or the 

planos de urbanização developed in the context of the ProMaputo programme, 

there is no overall approach towards the promotion of a more compact city.  
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On the contrary, recent private and social housing residential projects (such 

as Vila Intaka or Vila Olímpica) are developed very far from the city core, as in many 

other cities of sub-Saharan Africa. Though they represent a typological vision of a 

modern and compact settlement, they actually contribute to sprawl by occupying 

most of the space.  The mono-use is residential and poorly serviced, making it 

necessary to travel for shopping, work, and entertainment on a daily basis. In this 

way, such developments encourage the use of the car, as it is the only way to 

participate in urban life in such sprawled urban forms. 

Maputo emphasizes the exercise of parcelling and titling plots as 

instruments to promote a better compactness index in the city (interview with CEDH 

coordinator, November 2015). One constraint identified as fostering sprawl is the ad 

hoc appropriation of large plots in the city’s fringe, by both low income and 

wealthier inhabitants. Nevertheless, there is not any specific programme redefining 

the maximum plot sizes, or parcelling the peripheries for further expansion. An 

attempt was made at the beginning of 2000 to regulate the Marracuene district, a 

key expansion area where inhabitants are progressively settling down in large plots. 

The plan was elaborated but never officially adopted and implemented. 

The recent housing trends in sub-Saharan African cities actually reinforce 

the strategy of providing new settlements, instead of finding solutions for the built 

areas that equally need management and support to their development. The 

resulting urban shape is at the centre of the debate on sub-Saharan African 

urbanism. Although the commonly indicated evidence about the negative 

externalities of the high densities in a number of African cities, many authors are 

increasingly warning about the consequences of a spread-out city (Litman 2015), 

both in terms of cost, social exclusion (Watson 2014) and environmental 

degradation.  

2.1.5 Sprawl in the context of Mozambique  

Although they are not comparable because of their different nature, the strategic 

concept of planned urban expansion and the reality of self-organized urban sprawl 

share a number of features. Among these are the consumption of peripheral land 



 

29 
 

for settlements, resulting in an extension of the city, and a number of socio-cultural 

transformations happening in the newly emerging neighbourhoods. To close the 

contemplations on the implications of the urban form, it is relevant to also briefly 

indicate some of the benefits of the urban sprawl in Mozambique: 

(i) Socio-cultural benefits, such as community lifestyle, valorized by social 

networks and cultural habits: a survey was conducted between 2015 and 2016 in 

Maputo (Mazzolini, unpublished PhD thesis) among 138 families (from the middle 

class and lower middle class) showed that almost 90 per cent of the respondents 

would not move to an enclosed residential development (or a condomínio) because 

such developments ‘lack of social life, privacy and cultural identity’, among other 

reasons, such as the lack of services.  

(ii) The benefits related to the rural-urban connection: mobility, commerce, 

or other informal activities (small farming activities and product selling along main 

routes, and mukeristas6 groups, among others). 

 (iii) The benefits of achieving the desired location preference: analysing the 

families who constructed or purchased their house in the last 10 years, reinforce the 

previous point; more than 30 per cent of the interviewed declared that almost half 

of the family income derives from informal employment, or other activities based in 

rural areas. Many stated that they would not like to move to more central areas, 

because their dislocations are not solely related with the city centre, but also with 

the rural districts.  

(iv) The economic benefits related with the land affordability (which is to 

some extent summarizing the previous three points): through a more accessible 

payment for land, the inhabitants are likely to improve the quality of their life in 

terms of housing and the purchasing of other goods. The same survey in Maputo, 

and interviews conducted in Nampula, showed that middle-class residents 

(professionals, technicians, including employed in international agencies) also often 

choose to move to neighbourhoods far from the central city (for example, from 

                                                           
6 The term mukerista defines a particular contraband job in the informal sector, through the buying and 
selling of products between Maputo and South Africa retails. The persons involved in this trade, mostly 
women, can earn comparably good salaries and they often live in large, middle-class style houses in the 
outside peripheries of the capital.  
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Bairro Central to Guava or Laulane) to spend less on the plot itself, and thus to have 

the possibility to construct their house. In this respect, the driver of sprawl is also 

responsible for the sprawling of European Cities, that is, the trend among those that 

can afford it to invest in real property in the city’s surroundings for their own family 

housing. Other respondents indicated that they would even still consider moving to 

areas such as Marracuene or Manhiça, where ‘land is still cheap’ to own a decent 

dwelling (Interview with Guava inhabitant, 2016). Moving to cheaper areas in 

Maputo’s peripheries is a widespread form of using the family budget more 

efficiently (Mazzolini 2016 forthcoming). 

Considering the points above, there is not much contrast between the 

‘urban desirability’ and the ‘suburban liveability’ (Neuman 2005) that peri-urban 

settlements in Mozambique can offer in terms of lifestyle. Since the two are fluid 

and strongly interlinked, sprawl seems to be a way to merge both and offer a 

considerably high standard of quality of life for low and middle income inhabitants 

(Fadda, Jiron and Allen 2000). Moreover, the savings on income provide investment 

opportunities for other activities, such as house construction, but also for small 

businesses. This consolidates the peri-urban areas in the long run, which can be 

understood as a self-organized city expansion.  

 

2.2 Determinants of spatial organization  

The discussed spatial concepts all imply interventions into the existing urban fabric, 

representing physical plans for future urbanization. These concepts can only be 

promoted through an authority that is either in possession or in charge of the urban 

territory in question. They require a purposeful and major spatial plan that needs to 

be implemented by the government and recognized at least by the main urban 

stakeholders – particularly the users of the land. Hence, the main problem faced 

when researching these concepts in Mozambique was not with the discussion 

regarding the ‘right way’ for planning urban areas, but rather that there is no serious 

attempt to plan and organize Mozambican cities.  Therefore, the conceptual debate 
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does not root in the real situation that produces the current patterns of 

urbanization.  

It is both trivial and equally important to realize that land is a limited asset, 

even when hinterland is accessible in abundance. The exploration of new areas leads 

to changes in land use, most visible through the resulting distances and the new 

connections and flows that emerge from urban expansion. The impossibility in 

reproducing land has severe implications on its nature as a social asset, as well as, 

on its economic condition. Scarcity, however, is relative in a country such as 

Mozambique, which does not face a shortage of land, because of the abundant 

farmland and natural areas, most of which will not be converted into urban parcels, 

not even in the distant future.  

Scarcity of land is generally generated through four factors: limitations in 

accessibility; the political constituency and economy; location preferences; and costs 

of expansion. While access can be limited because of natural conditions, for 

example, a city located on a shoreline, it is much more common that the limitations 

are artificially created, for instance, through administrative boundaries of different 

constituencies. The access to land within a capital city, for example, competes with 

the offers in adjacent secondary cities or rural districts, and while land is de facto 

available, its conditions might differ widely.  

Another factor in terms of political economies and governance that 

contributes to scarcity of land are the regulatory barriers for converting farmland 

into urban land, and how these barriers are softened when the pressure of 

urbanization rises. 

However, the main factor that determines scarcity in a capitalist market 

society is the price that can be achieved for a specific plot of land. Land with location 

advantages realizes higher prices because the location preference of individuals and 

their respective purchasing power creates a hierarchy of market prices as some 

locations are preferred over another. This aspect will be further scrutinized in 

Chapter 6.3.  

Besides its economic value, land ownership also implies other costs that 

derive from patterns of urbanization. Urban expansion has been researched for 
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decades with the aim to associate these different patterns to their specific costs, 

such as service substitution and mobility. Different typologies of urban expansion 

were thus defined (for example, by Camagni et al. 2002) and impact indexes were 

developed. To calculate the real cost of land bought cheap at the periphery, one 

needs to factor future costs into the price, for example, travel expenses and time 

spent for commuting, as well as the need to substitute public services – for example, 

drilling wells or carrying water from distances, and managing without electricity. 

On the urban scale, there is a fourth cost factor generated by land 

acquisition: future expenses to organize, respond to, or mitigate the impacts of 

urbanization. Although these expenses are mainly related to environmental costs, in 

particular to environmental deterioration, a number of other expenses derive from 

badly managed urbanization: the need for future corrective measures to layout 

urban structural plans; the difficulty to provide infrastructure into progressively 

densified settlements; and the need to tackle man-made hazards, such as flooding of 

inhabited riverbanks.  

 

3 Methodology 

The methodology applied to this research is described in this chapter, specifically 

detailing the methods and strategies used for data collection and analysis.  

 

3.1 Scope of research 

The research approached the subject of spatial manifestation by looking into the 

general framework because of the complexity of secondary cities in Mozambique, 

with their different characteristics regarding urban configuration, level of 

urbanization, real estate market, and so on. The framework is responsible for the 

social and economic conditions of the creation of space, and into the specifics of 

selected cities to contextualize the conditions. The researchers selected Nampula as 

a representative case for the current urbanization trends occurring in the country 

because of a focus on the fast-growing corridor cities in the north of Mozambique 
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and  limited time available for the research. They produced an in-depth analysis of 

primary data exclusively for this research, in order to discuss the driving forces, 

outcomes, and impacts of the current urbanization processes in Mozambique. The 

study of spatial organization occurred in a timeframe of 16 years: from 1999, when 

the municipalities were created, to 2015. 

The researchers needed scrutinize the different laws, policies, and 

approaches to assess the conditions under which cities developed in Mozambique. 

They looked at urban planning, steering and land management, as well as the role of 

land markets, social policies, and the political environment for urban policies. These 

aspects are important parts of the research, and enriched the development of the 

research agenda. The research developed along four thematic areas: urban planning 

and strategies; spatial organization and urban form; urban land markets; and 

governance and policies. For each thematic cluster, a set of research questions was 

developed to provide the necessary information to answer the main research 

question, as presented above (Chapter 1). 

 

3.2 Approach  

The research followed a deductive approach by exploring urban expansion and 

compactness theories that apply to urban growth, which subsequently guided the 

formulation of research questions, research instruments, and findings. This 

approach applies the assumptions identified in the debate between the two 

opposing paradigms of ‘the compact city’ and ‘making room for cities’ to analyse the 

urbanization processes of Mozambican cities. 

The researchers developed a set of research questions for the initial report 

to outline the debate on urban expansion and compactness, while increasing 

understanding into how the current urbanization process is unfolding. Six main 

questions guided this research: 

1. What are the main factors that have influenced urban expansion in the 

selected cities since the creation of the current municipal structure? 
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2. How have Nampula and Nacala grown spatially since the creation of the 

current municipal structure? 

3. How do planning practices influence the expansion and compactness of cities 

in Mozambique? 

4. How do formal and informal land urbanization processes (allocation process, 

occupation, servicing, and infilling) influence the expansion and compactness 

of cities in Mozambique? 

5. What are the impacts of the urbanization process, particularly regarding 

urban expansion? 

6. In the context of Mozambican cities, how can the paradigms of 'making room' 

and 'the compact city' best complement each other? 

 

The first two questions discern the nature of urbanization by identifying the 

main socio-economic factors that have influenced urban expansion in the selected 

cities and distinguishing how the cities are growing spatially. The subsequent two 

questions analyse how the local planning operates, in addition to unpacking how the 

process of allocation and occupation of land influences the expansion and 

densification of cities. Furthermore, the next question provides an understanding of 

the social, economic and environmental impacts of the urban expansion versus 

compactness process. The last question identifies and compares the pros and cons 

of the Mozambican context to the opposing paradigms: the compact city and making 

room for future expansion.  

 

3.3 Research Design  

To explore the nature of the current urban expansion processes, the researchers 

selected the city of Nampula as the case study. Multiple data collection methods 

were developed to investigate the research questions. The methods can be broadly 

grouped into three categories: structured and semi-structured interviews, 

household surveys, and GIS mapping. The methods and the interlocking benefits of 

these different approaches are further described in the following sections. 
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The researchers applied qualitative methods to understand the expansion 

process and the relations among the different actors, resources and causes leading 

to the expansion, as well as to assess the impacts of the expansion process. They 

applied quantitative methods to measure the metrics of expansion and compaction 

in the period between 1999 and 2015. 

 

3.4 Data collection methods and sampling procedures 

For the data collection, the research team conducted 10 field trips to Mozambique 

during the months of February to June. These field trips were mainly to Nampula, but 

also Nacala and Maputo. Besides the IHS experts, a local research team was 

established in Nampula, including professors and students from Unilúrio, with the 

purpose of conducting the household survey. In total, seven professors and 12 

students participated in the field work, data entry and discussion of results.  

3.4.1 Household survey 

Because of the scarce availability of data regarding the formal and informal housing 

market in the selected cities, the researchers selected a household survey as a 

means to gather information on the impacts of urbanization in the land markets. The 

household survey aimed to identify the socio-economic causes of the urban 

expansion and the related impacts. It intended to find the motivation behind people 

moving to the city and to their specific area, in addition to the relationship between 

their home and the location to their source of livelihoods. 

3.4.2 Secondary data 

Data from secondary sources (such as the 2007 census, reports, municipal data, 

municipal plans, and maps) supplements data from the survey. This specifically 

concerns data about population growth and distribution, housing conditions, 

environmental quality, and data about the availability of basic services and other 

existing infrastructure. 
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3.4.3 Expert interviews 

To gain further insight into the subject matter, the researchers conducted a number 

of interviews. Expert interviews were crucial in identifying the gaps in the literature, 

and providing important insights into values and behaviours. The key stakeholders 

interviewed were representatives from government offices (both municipal and 

province), research and academic staff from local knowledge institutions, real estate 

agents, community leaders, NGOs and donor agencies. 

The researchers used both structured and semi-structured interviews, based 

on questionnaires. They applied a snowball strategy to select the interviewees using 

contacts initially identified who recommended other relevant experts. In this 

process experts with different backgrounds were identified and they gave various 

perspectives on the matter of urban expansion. 

In total, the researchers conducted nine semi-structured interviews and 

eight structured, and a number of single-focus interviews by introducing the topic 

and developing ideas of thought (see list of interviewees in Annex 5). The 

information used to prepare the interview questionnaires were derived from the 

literature. Annex 2 covers the semi-structured and structured interviews, and Annex 

3 provides the list of questions and questionnaire used. 

3.4.4 GIS Maps 

Based on the existing maps from Planos Parciais de Urbanização, satellite images 

from 1999, 2010, and 2015, as well as secondary data from official documents; nine 

maps were produced using GIS. The researchers used these maps to calculate 

several indicators and key spatial metrics in an effort to measure the process of 

expansion and compactness in Nampula and identify the spatial structure, trends, 

and respective impacts.  

The spatial metrics and indicators are as follows: urban land cover or urban 

extent; density; continuity or expansion; compactness; the existence of public 

transportation system; the existence of policies and law promoting mixed land use; 

green area per square meter per inhabitant; potential flood areas; and the presence 

of green infrastructure approaches. These metrics followed the method developed 
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by Angel et al. (2011) – area, extent, and expansion metrics, and Abrantes’ 

compactness index (2013). 

The researchers obtained GIS data using Google satellite photos, available 

from Google Earth and downloaded via SAS Planet, with a spatial resolution of 1.20 

meters and a regular hexagonal form of 50 meter sides, for the elaboration of the 

built and non-built maps within the administrative area of the city. The maps 

produced are the following: (i) Urban Growth (1999 - 2015); (ii) Green Areas (1999 -

2015); (iii) Public Transport (2015); (iv) Population Density (1999-2015); (v) Housing 

Density (2015); (vi) Proximity Index (1999-2015); (vii) Compactness Index (1999-

2015); (viii) Informal Settlements (1999-2015); and (ix) Urban, Suburban and Rural 

Areas (1999-2015). The methods to calculate the urban, sub-urban, and rural built 

area were those proposed by Angel et al. (2011). The method to calculate the 

compactness index was proposed by Abrantes (2013) and refers to the perimeter of 

each urban area divided by the minimum possible perimeter. The unit of analysis is 

the administrative area of Nampula. 

 

3.5 Selected areas of the household survey  

3.5.1 Criteria for selection of areas and sample size 

The household survey was designed to cover the different urban typologies existing 

in Nampula. The purpose of selecting different areas is to understand how the 

housing market works in the different locations – what are the main characteristics 

of the population in each area and the motivation for moving there – and to 

understand the impacts of rapid urbanization in term of accessibility to housing and 

land. Additionally, selecting diverse areas served as a bias control for data analysis, 

especially for the housing land price. 

The selection of the areas first considered the urban typologies and spatial 

growth processes that were identified using existing maps and were complemented 

with observations on the ground. Then from the urban growth map produced based 

on satellite images from 1999, 2010, and 2015, it was possible to identify the city’s 

growth towards the south, having the posto administrativo Muhala with the highest 
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rate of sprawl. As part of the Muhala posto administrativo, Namutequiluia 

neighbourhood was selected for having many urban typologies. 

The researchers defined five determinants to select the survey areas: (i) 

establishment period of the settlement: until 1999, from 2000 to 2010, and after 

2010; (ii) planned or unplanned area; (iii) housing density (determinants ii and iii 

were utilized in the Planos Parciais de Urbanização: Planned Residential Zone with 

Low Density; Unplanned Residential Zone with Low Density; Unplanned Residential 

Zone with Medium Density; Unplanned Residential Zone with High Density and 

Unplanned Residential Zone with Rural Density); (iv) distance from the city centre; 

and (v) proximity to the main roads. 

Later, the researchers selected eight areas to survey by scrutinizing selected 

cross-sections of Namutequiluia neighbourhood to understand the gradients of the 

investigated attributes from the city centre to the peripheries, while identifying old 

and new urban areas. The areas are identified in Figure 1. Each area is represented 

with a different circle size, which shows the differences in housing density. Each 

circle comprehends the same number of households, serving as a guidance for the 

research team. 

 

Figure 1: Map of all selected areas for the household survey 
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In the table below, all areas are defined with regard to the five determinants.  

 

 

A non-probability sampling approach was adopted in the research. This choice 

is motivated by the difficulty of knowing or estimating the research population of the 

study and because of the limited time to develop the research. The aim was to reach 

75 households per area, or 600 in total. The survey questioned household heads or 

their spouses regarding various topics: general information; household composition; 

spending priorities; location; access to land; financing; housing; access to basic 

services; interaction with local government; and mobility. For the household survey 

questionnaire see Annex 1. 

The researchers developed the household survey based on the knowledge 

gained from the literature and interviews, and in accordance with the research 

questions. The survey consists of both qualitative, quantitative, open ended, and 

closed questions. The household survey was carried out by students and professors, 

in cooperation with the local partner university, Unilurio. A training session was 

 

When 
established 

Planned or 
unplanned 

Housing 
density 

Distance 
from the 

city centre 

Proximity to 
main roads 

Area 
1 

Before 1999 Planned High Close Close 

Area 
2 

Before 1999 Unplanned High Close Close 

Area 
3 

Before 1999 Unplanned Medium Close Medium 

Area 
4 

Consolidated 
after 2000 

Unplanned High Medium Close 

Area 
5 

Consolidated 
after 2010 

Unplanned Low Medium Far 

Area 
6 

Consolidated 
after 2010 

Unplanned Rural Far Close 

Area 
7 

Consolidated 
after 2000 

Unplanned Low Far Far 

Area 
8 

Consolidated 
after 2010 

Partially 
planned 

Low Far Close 

Figure  SEQ Figure \* ARABIC 7: Map of the selected areas with characteristics 
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conducted in the university about techniques of data collection and how to run the 

household survey. The questionnaire was first refined and pre-tested to uncover the 

best suited questions and answers. After the development of the first draft, the 

questionnaire was improved following discussion with professors and students from 

Unilurio, and some of the questions were reformulated and the questionnaire was 

finalized for the final data collection. After this, the IHS team tested some 

questionnaires before the research group went to the field.  

3.5.2 Data analysis 

Data from the household questionnaires were coded and analysed using a database 

prepared in SPSS. The outputs generated included quantitative and qualitative 

information separated according to each of the research areas. Several variables 

were prepared to identify frequencies and percentage, including gender 

disaggregated data. The analysis of the household survey data is relevant to 

providing primary data findings rather than comprehensive analysis and statistics 

tests. 

 

3.6 Contributions to the research  

A requirement of IHS’ engagement was to develop and promote a new local 

research agenda, focussing on building capacity of local institutions and partners. 

For this reason, the research team worked closely with professors and students from 

Universidade Lúrio in Nampula. During the final four months of data collection and 

analysis, IHS sought to involve many students and professionals working and 

studying in the urban field. With a memorandum of understanding signed between 

IHS and Unilurio that established academic cooperation between the two partners, 

IHS provided lectures on planning strategies, training in survey techniques, and a 

workshop to present the preliminary results of the research. All the lectures were 

open to all students and professors from the Faculdade de Planeamento Físico. 

Besides this cooperation, the first Mozambique Urban Research Forum or 

Fórum Urbano Nacional de Pesquisa (FUN-P) was envisioned and implemented by 

IHS with the support of the Universidade Eduardo Mondlane (UEM). The realization 
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of the FUN-P was a great achievement for the project in terms of dissemination of 

the research findings and engagement with the local and international communities. 

The research team took a participatory approach by promoting this international 

research forum that contributed to the discussion about the research, while 

mobilizing researchers and professionals working in the urban field.  

This international event brought together researchers and professionals 

from different countries studying urbanization processes in African countries, but 

especially in Mozambique. The event aimed to foster research contributions towards 

the development of better management and progress of urbanization in 

Mozambique. The main purposes were to establish a critical discussion on 

urbanization in Mozambique, mobilize academia that are involved in research and 

that can support the discussion on urban policies, and facilitate the dialogue among 

academia, public, and private sectors, in order to improve informed decision-making 

of stakeholders that influence urbanization patterns. In total, 18 researchers from 11 

countries presented their papers and participated in the four panels of discussion 

(access to land, governance and planning, expansion and compactness of cities: 

factors and patterns of the urban form, and socio-economic and environmental 

impacts of urbanization), along with other professionals and urban experts. 

Presenters came from Mozambique, Brazil, Ireland, Italy, Nigeria, Portugal, Spain, 

United Kingdom, Uganda, Zimbabwe, and Zambia. More than 50 participants 

attended the two-day conference.  

A small selection of the papers is summarized in the boxes in Chapter 8, at 

the end of the research monograph, showing the discussion of relevant issues 

regarding urbanization in Mozambique. 

 

3.7 Limitations 

The lack of reliable information limited this research. Primary data related to land 

issues in Mozambique are not widely available. Crucial information is either not 

recorded, the databases are not accessible, or data are lost. It was, hence, a difficult 

task for the researchers to get necessary information on the issues assessed. 
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Moreover, the various stakeholders had separate, but still limited, data sets. 

Information varied and was rarely stored in a maintained database. For that reason, 

the research team decided to collect primary data in a household survey, so as to 

create at least one set of data that can be used for cross-referencing. It was also 

seen as an additional advantage to work with the University of Unilurio in the co-

production of knowledge from the ground. 

However, the household survey contained some limitations. Because the 

sample size of the survey was based on non-probabilistic sampling, it was relatively 

small, which limits the possibility of generalizing the results. This means that the 

results obtained are more likely to represent the situation of the exact cities at the 

precise moment the data was collected. Also, the limited capacity of the local 

partners to conduct the household survey caused delays in the process and 

influenced the quality of data collected. 

Lack of time also limited this project. Some steps of the process had to be 

sped up and the data analysis was compromised. For instance, a generally applied 

step in surveys – to conduct focus group discussions to validate and respectively 

triangulate the results and opinions recorded from expert interviews and surveys –

could not be conducted because of time constraints. 

 

4 Context: Cities in Mozambique 

The urban population in Mozambique is expected to increase from 8.5 million in 

2014, to 29.4 million in 2050 (United Nations, Department of Economic and Social 

Affairs, 2014). Data suggest that secondary and tertiary urban areas are likely to 

grow proportionally faster than the established urban areas (Andersen, J. E., Jenkins 

P., and Nielsen, M. 2015a, p. 336), which would indicate a significant impact on the 

surroundings of these urban areas. Mozambican cities generally are characterized by 

poor quality infrastructure that delivers only the most basic services, a high number 

of people living in risk-prone areas, and limited capacity for development, 

implementation, and enforcement of spatial plans and regulations.  
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The assessment of this research in terms of the spatial forms of 

urbanization, therefore, does not focus on the quantitative consumption of land 

alone, but on the factors that guide this consumption in the context of secondary 

cities in Mozambique.  

Cities in Mozambique can be studied to examine the evolution of urban 

forms that are not fully classifiable in Western-based urban terms, such as suburbs. 

As an example, Andersen et al. (2015a) has highlighted the increasing emergence of 

‘neither urban nor rural’ areas outside the urban boundaries. These areas could also 

be defined as ‘proto-urban’ areas (Jenkins 2013). Nevertheless, despite the 

emergence of many different urban land management and self-made urban forms, 

many authors keep describing cities in Mozambique in dualistic terms (Tvedten et al. 

2013; Pestana Barros et al., 2014) or even in three-fold terms, such as ‘cidade de 

cimento’, ‘cidade informal’, and ‘cidade de caniço’ (Andreatta and Magalhães, 2011). 

These spatial classifications are often implicitly translated into social categories, or 

attributed to specific urban shapes or densities. Although an assessment of land 

occupation patterns cannot be carried out without its inherent legal aspects, it 

would be too early to conclude here that specific legal, or informal, forms would 

always translate into similar morphologies. 

 

4.1 Historical context 

Mozambique emerged from a protracted civil war, which ended in 1992, as one of 

the poorest countries in the world. Since then, it has seen a remarkable growth in 

GDP, on average between 6 and 10 per cent annually. However, it remains at the 

bottom of the Human Development Index list, ranking 178th out of 187 countries in 

2013. The urban population in 2015 was estimated to comprise of around 32.2 per 

cent  of the total population – estimated at more than 25 million (CIA 2016) –  

country-wide on average growing at an annual rate of 3.27 per cent (CIA 2016 – 

2010 – 2015 estimate). Mozambican cities have experienced rapid urban growth 

over the last few decades, both in terms of area occupied, as well as, in terms of 

population. A major increase occurred during the civil war, as the primarily rural 
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population fled to existing urban or rural centres. Cities and villages have continued 

to grow ever since, both through natural growth as well as rural-urban migration. 

Mozambique’s current urbanization is linked to an increased exploration of its 

natural resources. Large-scale infrastructure works for extraction and transport are 

currently being implemented. 

In 1998, the first municipalities were created as autarquias in Mozambique. 

Previously, delegated officials from the central government administrated urban 

areas, a situation which continues in the districts even today. Thirty-three cities and 

former villages were given autonomous power in decision-making, albeit limited. 

Another 10 municipalities were created in 2008, followed by another 10 in 2013. 

Although this demonstrates the central government’s recognition for the need for 

bottom-up urban development, it also shows that it follows a rather statutory top-

down arrangement. Starting virtually from scratch, with weak organizational 

structures, poorly maintained infrastructure, and a narrow tax base, there has 

nevertheless been remarkable progress in some municipalities.  

However, because of backlogs and a rapidly increasing urban population, 

service delivery in most cases is still below standard and not all municipal tasks are 

clearly assigned by the existing legal framework. The responsibility for the 

management of urban space and urban land, for example, needs to be further 

clarified among the different public institutions. Consequently, spatial planning, 

operational planning and budgeting are disputed among different stakeholders.  

Melo (2012), in her article ‘Urbanisation processes in the expansion areas of 

Luanda, Maputo and Johannesburg: Urban planning and everyday practices’, 

demonstrates that owing to “a greater know-how accumulated over the last three 

decades, subject to local reflections on urban issues, resulting in more suitable 

intervention strategies to semi-urbanized areas and in planning and management 

practices that tend to a greater social equity” (p. 9), democracy and state 

institutions in Mozambique, although fragile, are less extreme in comparison to 

Angola.  
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4.2 Secondary cities 

According to United Nations projections, more than 40 per cent of worldwide urban 

growth will occur in small and intermediate towns, or rather those that have a 

population below 500,000 inhabitants (United Nations, 2014). In the Mozambican 

context, the 2007 National Census data confirm this demographic trend. With the 

public administration reform, local-level authorities are assuming an important role 

in promoting sustainable economic growth. In medium-sized towns, such Pemba and 

Tete, the administrative functions contribute to their growth. Besides that, these 

cities are also important economic centres:  

“Tete, besides dominating the central western part of the country, is also the 

largest town located along the Zambezi River and the terminal of the railway 

axis that starts from Beira [...]. Pemba is perhaps the most important tourist 

centre of Mozambique being, as well as the destination of an international 

flow attracted by seaside, a base for excursions throughout the Northern part 

of the country” (Diamantini and Nicchia 2009, p. 2029).  

As observed by Andersen, Jenkins and Nielsen (2015), the population of smaller 

secondary and tertiary urban areas is growing proportionally faster than in the larger 

urban areas. This can be observed when comparing average annual population 

growth rates between 1997 and 2007. Fourteen out of the then 34 municipalities, 

mainly smaller ones, had growth rates of more than 5 per cent , with seven more 

than 10 per cent. The larger cities, such as Maputo and Beira, had much smaller 

growth rates, 1.01 per cent and 0.32 per cent, respectively. However, the absolute 

numbers of new population in these two cities are still quite significant. As Andersen 

et al. (2015, p. 338) mentions:  

“For the capital, Maputo, apart from the rapid rise in population in 

neighbouring Matola, the low official population growth rate needs closer 

examination due to the emerging phenomenon of ‘not urban’/‘not rural’ 

areas occurring outside the urban administrative boundary but which are 

clearly linked to the city: here called ‘proto-urban’ areas.”  

Although this fast growth seems to be slowing down, the average annual population 

growth for Nampula between 1997 and 2007 was still at 2.93 per cent (World Bank 
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2009, p. 27), whereas based on INE projections (INE website 2016), it is 2.42 per cent  

for 2016 – in absolute numbers this is still an increase of about 15,500 people in 

2016.  

 

4.3 Corridor development 

Mozambique is responsible for 70 per cent of the Southern African Development 

Community (SADC) goods transit, with logistic corridors (see Figure 2) linking the 

mining districts and deep water coastal ports with the neighbouring landlocked 

countries (AfDB, OECD, UNDP and UNECA 2012). These corridors, developed over 

strategic transport routes, stimulate industrial and commercial investments in 

related urban centres. They intend to strengthen partnerships, increase the 

attractiveness of the region for the business sector, and create new economic 

opportunities, resulting in an increase in international competitiveness.  

The Maputo Development Corridor, launched in 1996, is among the best 

developed corridors in sub-Saharan Africa and it has been referred to as highly 

successful in generating local economic development (Hope and Cox 2015). 

Mozambique has two growth poles and five main development corridors. The 

Maputo Development corridor improves infrastructure along 500 kilometres of road 

and rail, linking South Africa’s Gauteng region to Mozambique’s deep-water port in 

Maputo. It also simplifies regulatory requirements for border crossings and modal 

switches (African Development Bank, Organisation for Economic Co-operation and 

Development, United Nations Development Programme, 2015). According to the 

report ‘African Economic Outlook 2015’, the Maputo Development Corridor involved 

various public-private partnerships for the development of its road-rail, port, and 

gas transportation structures, and has received more than $2.87 billion in 

investments (Macauhub 2015). However, it has raised concerns since it opens South 

African industry to foreign competition without adequately preparing the affected 

regions (African Development Bank, Organisation for Economic Co-operation and 

Development, United Nations Development Programme, 2015).  

                                                           
7 All dollars are in U.S. dollars, unless noted otherwise. 
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In the north of the country, the Tete corridor is the main trade route 

between Malawi, Zimbabwe, and South Africa, and the shortest route from Zambia 

to the sea. Although Mozambique aims to become a thriving, regional trade, and 

investment gateway by 2025, growth to date has been highly concentrated on large, 

capital-intensive mega-projects that have brought relatively few jobs and little 

poverty reduction (DFID, 2014). The Beira corridor, located in the centre, first linked 

Zimbabwe to the port of Beira through a road and a railroad that later was extended 

to Tete, connecting it to Malawi, Zambia and the Republic of Congo.  

The Nacala Corridor has been considered the most advanced of its kind 

because of the rapid investments, connecting Zambia and Malawi, as well as, the 

coal mines along it to the port of Nacala. The corridor has strongly influenced the 

socio-economic geography of cities, increasing demographic pressure on the cities, 

but has also been an opportunity to generate more revenue and enhance the urban 

setting. “However, talking specifically about the case of Nampula city, which is 

directly affected by the Nacala Corridor, the investments are yet to make a direct 

impact in terms of urban gains” (UCLG 2013).  
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Figure 2: Main development corridors in Mozambique 

 

4.4 Evolution of a legislative framework for urban entities 

Starting from the late 1990s, Mozambique has been undergoing a process of 

reforming local government authorities in governance. Since the creation of the first 

33 municipalities in 1997, specific legislation has been developed to guide urban 

development. The creation of the municipalities was established through law 2/1997 

Figure  SEQ Figure \* ARABIC 1: Map of development corridors in Mozambique 
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- Lei das Autarquias, in which the powers of the municipal organs, such as the 

municipal assembly and the municipal council and their respective presidente that is 

the mayor and chair of the municipal assembly, are defined. Law 10/1997 - Criação 

dos Municípios defines the selection of cities and villages to become ‘autarquias’, of 

which currently 53 exist. These cities and villages have autonomy over 

administrative, financial, and asset management matters and are funded by their 

own revenue, as well as, from transfers from the national government. However, 

the creation of local authorities does not diminish the overall responsibility of the 

state and the functioning of various other constitutionally existing institutions. 

Therefore, the national authority maintains some control over local authorities. In 

this perspective, the current system can be considered as a mixed or semi-

decentralized system (CEDH-UEM, 2005).  

Municipal governments were made responsible for providing services within 

their entire territories: granting DUATs in areas covered by urban development 

plans; providing green areas, markets and drainage systems; managing waste; 

protecting the cultural and urban heritage; and promoting environmental 

conservation –  conserving trees and establishing environmental reserves. In 

addition to their administrative and planning responsibilities, they should support 

vulnerable groups in society and promote socio-economic development, health, 

education, culture, leisure and sport. 

Further decentralization was intended through decree no. 33/2006 - 

‘Transferência de funções e competências para as autarquias locais’, which approves 

the legal framework regarding the transfer of functions and competences from state 

bodies to local authorities. At the request of the municipal government, 

responsibilities, such as primary education and basic health care, can be transferred. 

However, this turned out to be an extremely slow process, mainly because the 

different levels of governments could not find an agreement regarding financial 

transfers and compensation for the services offered locally.  
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4.5 Responsibilities of the national level for urban development 

Municipalities have considerable independent decision-making power, but a 

noticeable level of control from the national and provincial government has also 

been institutionalized through decree 56/2008 - ‘Tutela administrativa dos 

Governos/Governadores Provincias nas Autarquias Locais’. According to this decree, 

the provincial level and the national level are attributed the responsibility of 

inspection, and the right of participation in the municipal council and assembly’s 

sessions. It also includes the appointment of an administrator by the government, a 

position that is of political importance, particularly in the municipalities governed by 

the opposition party the Movimento Democrático de Moçambique (MDM). 

In a recent interview (April 2016), an urban planner and professor from 

CEDH pointed out that there is not one institution responsible for municipal 

development, but various. To complicate matters further, ministries have been 

reorganized or merged since the national elections of 2014, so that the division of 

responsibilities is further complicated. The most important ministries for urban 

development currently are the following: 

• The Ministry of State Administration and Public Function, MAEFP for 

Ministério de Administração Estatal e Função Pública: The ministry is 

responsible for all things related to public administration. The ministry 

also coordinates the decentralization process in Mozambique.  

• The Ministry of Land, Environment and Rural Development, MITADER 

for Ministério de Terra, Ambiente e Desenvolvimento Rural: formerly a 

separate Ministry of Environmental Coordination called the Ministério 

de Coordenação de Acção Ambiental - MICOA, the current ministry has 

gained further responsibilities regarding land management, 

conservation and rural development. The then MICOA and now 

MITADER have been instrumental in the development of spatial plans of 

both districts and municipalities. However, as pointed out by the CEDH 

professor, it is a peculiar situation as the ministry assisting in developing 

the plans is the same as the ministry responsible for approving them.  
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• The Ministry of Public Works, Housing and Water, MOPHRH for 

Ministério das Obras Públicas, Habitação e Recursos Hídricos: This 

ministry is responsible for urban infrastructure and water provision. It 

also coordinates social housing initiatives, such as the Fundo de Fomento 

de Habitação. 

• The Ministry of Economy and Finance or the Ministério da Economia e 

Finanças - MEF: The MEF is responsible for the financial transfers from 

the state to the municipalities.  

 

4.6 Capacities of municipal governments 

Municipalities in Mozambique have two main organs: the municipal assembly, which 

has deliberative powers, and the municipal council, which has executive powers. The 

latter is headed by an elected mayor for a duration of five years. Depending on the 

size of the municipality, each municipality has various hierarchical levels and 

differences in structure. The council has between four and 10 councillors or 

vereadores (Law 2/97). These councillors, appointed by the mayor, do not 

necessarily have a background in the subject to which they are appointed. At the 

municipal level, the council is divided into different departments. Therefore, each 

municipality does not have the same departments, but each department has its own 

councillor.  

In bigger municipalities, such as Nampula, these departments are headed by 

the councillor and a director. The director is a staff member appointed by the 

mayor. It is a very hierarchical structure, where lower level staff are not likely to take 

initiative, or even act without the approval of their superiors. At the same time, the 

higher-level staff, especially the councillors, if not employed full-time, are likely to 

be involved in various other activities, limiting their commitment at the municipality. 

As many appointees realize that their time in a higher-up position is limited, and 

depends on the political entity that appoints them (in many cases the mayor), they 

might try to get the most out of the position, including engaging in illicit activities. 
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This can result in the absence of political will to implement improvements, in an 

attempt to hide such illegal practices.  

Staff turnover is typically very high, both because of change in jobs either 

outside the municipality or transfers in other municipalities, and because of change 

in responsibilities either by being promoted or demoted. Therefore, there is a 

constant need to train new staff, yet very few municipalities have human resource 

development plans. Furthermore, the capacity of urban planning staff to execute the 

plans is hindered by the lack of material or defective material. 

At the institutional level, there is a lack of capacity to organize the work in a 

comprehensive manner. It is understandable that urgent tasks are handled before 

other tasks that are also important, but often technical staff are employed full time 

for land allocation, leaving no time to develop or update plans as the plans are being 

implemented. Additionally, coordination is extremely limited between departments 

with other levels –  both higher (national and provincial) and lower levels (local 

leaders) – and with other stakeholders (such as the private sector, civil society and 

donors).  

 

4.7 Policies for spatial organization  

After the independence of Mozambique in 1975, planning instruments and urban 

management practices inherited from the colonial period were discarded. The early 

years of governance were centred in the nation’s reconstruction and the civil war 

(which lasted from 1977 to 1992). The limitations of these years conditioned the 

development of alternative methods that consider the cities and their problems as a 

whole (Melo, 2015). The first planning practice began in 1979 in the city of Maputo, 

with the development of the Urban Structural Plan called Plano de Estrutura 

Urbana. In the 1990s, many urban instruments emerged that helped structure new 

urban planning and management strategies.  

The basis for all land in Mozambique is law 19/1997 - ‘Lei de Terras’, or the 

Land Law. However, even though the law is applicable for the entire territory, its 

related ordinance, decree 66/1998 - ‘Regulamento da Lei de Terras’, explicitly does 
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not cover municipal land. It took until 2006 before a specific ordinance for urban 

land was adopted with decree 60/2006 - ‘Regulamento do Solo Urbano’. The decree 

defines the different levels of spatial development plans that should be developed 

by the municipal government and provides guidance on its development, which 

includes a strong component of participation by the community. The second part of 

the decree is about land rights and how to organize access to land, with a format of 

a land right title (from now on addressed as DUAT [Direito de Uso e Aproveitamento 

de Terra]). Related to this latter part is decree 2/2004 - ‘Regime de Licenciamento de 

Obras Particulares’, which defines the different phases of the process of 

construction permits, which eventually lead to the issuing of the definitive DUAT. 

It was not until 2007 when the Resolution No. 18/2007, the Spatial Planning 

Policy (or the ‘Política de Ordenamento do Território’) was approved as the main 

instrument guiding regional and spatial planning processes. It is based on a set of 

fundamental principles: equality of rights; precaution, with regards to impacts; 

recognition of the current state; participation; consultation; decentralization; access 

to information; binding nature of the development instruments; accountability; and 

continuity. It also puts forward specific objectives of the policy for urban areas as 

follows: 

 

• Guaranteeing the sustainability of urban areas 

• Cooperation between governments, with the private sector and civil 

society 

• Urban planning that ‘rectifies current distortions in urban growth’ 

• Creating conditions to provide basic and social services 

• Urban planning to avoid negative situations 

• Urban-rural integration and complementarity 

• Protection of the environmental and cultural heritage 

• Regularization of informal settlements 

• Regulation of the land register. 
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The policy is followed by a law on spatial planning, law 19/2007 - ‘Lei de 

Ordenamento do Território’ and a decree with the law’s ordinance, decree 23/2008 - 

‘Regulamento da Lei de Ordenamento do Território’. There are certain overlaps 

between the urban land decree: 60/2006, and the spatial planning law and 

ordinance, as all three mention the different urban planning instruments and the 

process of their creation: the Urban Structure Plan or Plano de Estrutura Urbana 

(PEU), the General Urbanization Plan or Plano Geral de Urbanização (PGU), the 

Partial Urbanization Plan or Plano Parcial de Urbanização (PPU), and the Detailed 

Plan - Plano de Pormenor (PP). This leads to some inconsistencies, while at the same 

time gaps and uncertainties in other areas of the legislation remain. For example, 

although expropriation, whether by private or public interest or need, is allowed, it 

must be “justly compensated” (art. 20 of law 19/2007 and art. 70 of decree 

23/2008). However, it was not until the ministerial directive no. 181/2010 -‘Directiva 

sobre o Processo de Expropriação para efeitos de Ordenamento Territorial’, about 

the process of expropriation for urban planning, that more guidance was provided of 

what a “just compensation” actually entails. 

The strengths of the Mozambican legislative planning system are that local 

authorities are obliged to respect and take into consideration participation 

processes and public consultation, which in the current climate of transition to a 

market-led system can provide and protect the voice of citizens. The law also 

supports explicit rights for more vulnerable groups in society. Examples are the 

automatic right to land use after 10 years of ‘occupation in good faith’ known as 

ocupação de boa fé, or equal land rights for women, or land rights to more than one 

person, such as a couple, a family or a community. 

 

4.8 Access to land 

During the 17 years of civil war that followed Mozambique’s independence from 

Portugal, large portions of the population ended up displaced, causing growing 

pressures on cities resulting from returning exiles and displaced communities. To 

prevent conflicts, a legal order needed to be created, taking into account this 
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development (Raimundo and Raimundo, 2012). In 1996, the new Constitution was 

enacted, which vested all land in the state, “with rights to the benefit of all to be 

granted to individual and corporate persons, taking into account its social and 

economic purpose” (Constitution of Mozambique, art. 110). The 1997 Land Law 

sought to ensure a balance between promoting national and foreign investment, 

while simultaneously protecting the parties who had access to land through 

customary law or had occupied land for more than 10 years (UN-Habitat, 2010). 

Various objectives were to be met; for instance, indigenous displaced persons and 

households in unplanned settlements were to be granted security of tenure. In 

addition, private investments were to be encouraged by granting long-term leasing 

rights by way of concession. Moreover, men and women were to have equal rights 

over land, land access, and land use; following principles of sustainable use and 

granting of land access was required to promote principles of equity (Urban 

LandMark and Progressus Consultancy, 2013). 

The state is responsible for land allocation on usufruct title basis 

administered through provincial governments, except in municipal areas, where 

land is meant to be a source of income through property registration. Access to land 

– by buying and selling, exchange, and donation – is mostly managed through 

culturally embedded proceedings involving local authorities, such as neighbourhood 

secretary, head of the unity, and traditional chief, and the interested families. 

Formal regulation overlaps with customary law and most the transactions, both 

traditional and municipally managed, are monetary.  

Since achieving independence in 1975, there has not been a clear separation 

between urban and rural areas in terms of legal instruments. In fact, it took almost 

10 years after the Land Law to approve the Regulation of Urban Land in 2006. The 

main tool used for urban land management is the land use right, Direito de Uso e 

Aproveitamento da Terra addressed as DUAT - the ‘Right of use and utilisation of the 

Land’, established by the Land Law. 

Such a land title can be acquired through different ways: (i) community 

occupation right; (ii) ‘boa fé’ occupation, that is to say the presence of a family in a 

specific plot for a minimum of 10 years, provided this presence can be testified 
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through statements of neighbours, local authorities or others; or (iii) through a 

formal requirement.  

Although the poorest inhabitants can legislatively and culturally occupy and 

use land in Mozambique, this situation often results in overlapping of different 

allocation systems of lots, which affects transactions, mostly, in older areas that 

were originally rural. In recent years "given the increase of land and real estate 

pressure on some semi-urban self-production areas, this relative security of 

occupation and use tends to become more unstable" (Lage and Mazembe 2016, p. 

19). 

Unlike other countries, the authorities in Mozambique do not explicitly 

differentiate between formal versus informal uses of land or acquisition processes. 

Although the government offers licenses and recognition (example for land using 

rights through bureaucratic procedures), non-formalised land-use are not 

prosecuted and even businesses can operate without being registered.  

While the visual distinction between ‘cimento’ versus ‘caniço’ can be applied 

to all cities in Mozambique, the universal concept of the formal versus the informal 

production of space is highly diverse. The differentiation is not fully applicable to the 

urban context of the country. For example, those poor landowners that received 

their Direito de Uso e Aproveitamento de Terra (DUAT) and consequently requested 

a construction permit would not be visually distinguishable from their ‘informal’ 

neighbours. The fact of their houses being formal within an area stigmatized as 

informal settlement takes the dichotomy ad absurdum and indicates that its status 

has little impact on the density of an existing settlement. 

For these and other reasons, the prospect to obtain a DUAT is of little 

attraction, especially for the poor inhabitants that do not have enough knowledge 

about the procedures but want to stay in the city. Usually, low-income people 

consult the neighbourhood authority, such as the secretary or head of the unity, to 

carry out procedures of regularization and to obtain plots (Jenkins, 2004). Moreover, 

transactions of land and titles through the formal system are exposed to bribery 

(Centro de Integridade Pública de Moçambique 2009).  
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Most people in the city feel secure in terms of tenure, no matter which 

social class they belong. Nevertheless, there is a distinction between the perception 

of poor inhabitants on tenure security and that of middle-class or upper-class 

residents living in informal areas.  

In general, poor householders have almost always felt safe – not only 

because of the permissive, open and protective general urban approach of the 

authorities, which can partially be credited to the lack of proper planning 

instruments and a very slow bureaucracy – but also because of a peculiar, organized 

way in urban peripheries, which in spatial terms is essentially highly imitative of the 

state formal procedure (Nielsen 2013). As for the wealthier classes, the security 

perception about land use is in many cases related to land speculation activities or 

bribery carried out by those who are politically well connected. Furthermore, this 

sense of security is, in both cases, culturally well-maintained, despite the 

cumbersome bureaucracy and complexity of the personal land's use right - DUAT, 

issuance process (Mazzolini, 2016).  

From a spatial perspective, it is noteworthy how some informal settlements 

imitate formal plans and foster similar urban patterns, such as the ones of the 

planned expansion. Despite the plenitude of studies trying to classify the territory 

based on the legal system (officially planned areas, unofficially planned areas, 

unplanned areas, and illegal settlements in risk areas), in reality the result is “a 

complex mix of small and large scale ‘official’ subdivision plans, ‘unofficially planned’ 

and demarcated areas, and continued ‘informal’ occupation, with plots becoming 

commercialised in all areas” (Nielsen, 2009; 2011). 

For example, Andersen, Jenkins and Nielsen (2015) pointed out how in 

Maputo, the residential area is composed by 51 per cent of unplanned settlements, 

36 per cent officially planned by the local authority, although mostly seen as 

‘unofficial’ in relation to the new legislation, and 13 per cent is unofficially planned 

and seen as ‘informal’.  Nevertheless, it is quite impossible to distinguish these 

specific spatial classifications on satellite images, that is, to distinguish what is 

officially and what is unofficially planned. Moreover, the unofficially planned part of 

the city is more than one-third of what the Municipality has been able to plan 
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(generally, through the support of international assistance for the planning process, 

such as plot demarcation and regularization plans). “Especially in the newer 

residential expansion areas, even without full formal specification of urbanisation 

plans, a majority of households have settled [...] in blocks broadly compatible with 

standard dimensions for spacing of plot boundaries and access roads,” indicates the 

last report from the ProMaputo Programme. 

Despite this evidence and many new spatial forms in between the formal 

and the informal (highly imitative of the formal “order”, or legally hybrid) being on 

the rise, the local authorities still emphasize and put their efforts into classifying and 

regularizing the unplanned.  

The unplanned (or unofficially planned) zones are generally seen as a 

problem related to urban sprawl. In this sense, the recent massive regularization 

effort is also an attempt to somehow reduce sprawl. As for the more central zones, 

this attempt is introduced in specific urbanization plans (or planos de regularização) 

including verticalization options (see projects elaborated for the contests launched 

by the ProMaputo programme).  

Nevertheless, some authors have begun to analyse which kind of changes 

the informal perception of security is undergoing in the new urban expansion 

context: in particular, how the embedded set of proto-formal proceedings to 

achieve land are increasingly threatened by a new liberal context regarding urban 

management (Melo, 2015; Melo and Viegas, 2012) and because of the lack of proper 

housing provision in terms of affordability, in the recent context of urban population 

growth (Pestana Barros et al. 2013). 
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5 Findings from primary data: Nampula case study 

5.1 The Municipality of Nampula 

The city of Nampula is in the centre of Nampula Province, in the heart of highly 

productive agricultural areas and in the Nacala Development Corridor that connects 

Malawi and Zambia to the coastal Port of Nacala, passing through the mining area of 

Tete. One of the largest urban centres of Mozambique, it has a population of 

roughly 620,000 (projections by INE, n.d.), spreading over a total land area of 404 

km². It is one of the most economically dynamic cities in the country because of its 

location (UCLG, 2013). As one of the bigger municipalities, Nampula is subdivided by 

six Local Authority Administrative Posts or Postos Administrativos, within which 

there are 18 neighbourhoods, called bairro, in total. Each neighbourhood is further 

subdivided into local units – unidades locais or quarteirões. A local unit would 

generally have around 50 houses, but currently it can also contain up to 400 houses 

– a sign of the densification happening in the city. These administrative divisions are 

overseen by the chefe do posto administrativo, secretário do bairro, chefe da 

unidade local, and chefe do quarteirão respectively. The first two are official posts 

paid by the municipality, while the latter two are voluntary positions. Often, these 

posts are linked to political parties. Because of its agricultural potential, climate and 

strategic position, Nampula has been developing significantly since the 1950s (DNTF 

and MCA, 2011).     

The city of Nampula has undergone an accelerated urban growth process, 

and continues to do so, which is shaping its urbanization progress, especially 

regarding its urban spatial structure. This research aims to investigate how the 

process of urban expansion is taking place to understand the main factors behind it 

and identify if this process is happening with sprawl characteristics, also described as 

manifestations. This research also seeks to recognize if elements of compactness are 

presented in the city. From the literature review, it is possible to define the urban 

spatial expansion as a normal outcome of urban growth and urbanization processes. 

Some cities can expand without the presence of sprawl, and others even manage to 

concentrate expansion, and thus increase density and compactness. 
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5.2 The Municipal Council’s administrative structure 

In Nampula, there are 10 departments, as shown in the organogram below (Figure 3): 

 

 

Figure 3: Organogram of the Municipal Council of the city of Nampula, Mozambique 

 

The Infrastructure, Urban Planning and Environment Section at the 

Municipal Council of Nampula is subdivided into the Department of Urban Planning 

and Land Management, and the Department of Environment, Water and Energy. 

The former is further subdivided into Urban Planning Services, which consists of the 

Unit for Urban Planning and Land Register, and the Unit for Addressing and 

Toponymy, and Concession and Control of Land Use, which has one unit each for 

Land Use Control, Analysis of Construction Projects and Licensing (Nampula 

Municipal Council, 2014), as shown in the sector’s organogram (Figure 4): 
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Figure 4: Organogram of the Infrastructure, Urban Planning and Environment Section of the 
Municipality of Nampula, Mozambique (Pelouro de Infraestruturas, Urbanização e Meio Ambiente 

Artigos 48-56) 

 

Thirty-two employees work under the director of Urban Planning in 

Nampula, with 14 in the Department of Urban Planning and Land Management, 

while the entire Municipal Council consists of 494 employees, during the time of this 

research in 2015. The architect employed by the department was transferred to the 

Department of Environment, Water and Energy where he is currently engaged in the 

Participatory Slum Upgrading Project (PSUP). This absence of an architect is by no 

means a unique case in Mozambique, as architects are still scarce and usually 

employed in the private sector. Few municipalities can afford to pay an architect’s 

salary, and even if they manage, there is no guarantee that they will stay.  

 

5.3  Spatial planning 

The development of Nampula has been heavily influenced by its strategic position, 

at the crossroad of two main axes – the railroad from Nacala to Malawi and the 
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commercial corridor linking Zambezia province with Cabo Delgado, and its 

agricultural potential. In the first phase of the city’s development, the economy of 

the province was completely led by foreign capital in agricultural and industrial 

projects, through the export of products.  

The city underwent a very slow urban expansion until 1960, when expansion 

intensified as the city became the administrative and logistic centre for the whole 

northern region. The first urbanization plan of 1962 was developed to accommodate 

about 150,000 inhabitants. The expansion zone for residential use – excluding the 

indigenous population – was established in the southeast direction, while the 

industrial zone was settled in the northern area.   As in many other cities in the 

country, the main planning efforts during the 1980s were concentrated on how to 

prevent uncontrolled expansion and fluxes towards the cities. From those years on, 

several kinds of plans, mostly reordering and expansion plans, were developed but 

without any real impact. The Structural Plan of 1999 introduced land use zoning, 

measures of environmental protection, upgrading strategies, and new expansion 

zones towards the east, west and north of the city. Nevertheless, because of 

objections from the municipality towards the consultancy team in charge of the 

plan, and the limited technical and fiscal local resources, the plan was unrealistic and 

remained generally unimplemented.   

The so-called ‘unplanned’ zones, or the suburban area localized in valleys 

and close to waterways have densities that are increasing and are difficult to access. 

Apart from these areas, there are also more organized suburban zones, such as 

Carrupeia and Muhala, planned as expansion zones and defined as ‘semi-urbanised’ 

areas in the Master Plan (Nampula Municipal Council, 1999). In 2011, a consultancy 

group providing land use mapping and expansion analysis for the Municipality of 

Nampula, classified the urban land into four density typologies: (i) unplanned, low 

density areas, (ii) unplanned, medium density areas, (iii) unplanned, high density 

areas, and (iv) planned (residential), high density areas.  

In the same year, the municipal council together with Eduardo Mondlane 

University (UEM-CEDH) developed general urbanization plans for the municipality. 

Twelve plans covering the 12 neighbourhoods that are not part of the concrete city 
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–  a cidade de cimento, which was the colonial part, were prepared. Based on these 

plans, detailed plans were also developed, mainly for the expansion zones. Most of 

these plans are complete, including a descriptive part, regulations, and maps (2016, 

in interview, 20 May). However, some of these plans only consist of maps. 

Moreover, in an interview on 20 May 2016, one of the municipality’s surveyors 

remarked that since there is no longer an architect in the urban planning 

department, the quality of the plans has decreased, with some rules as established 

in the law or municipal bye-laws not always being observed. 

In 2015, the Municipality of Nampula, in the Report ‘Projecto de 

Requalificaçao para a cidade de Nampula, identified the constraints for sustainable 

urban expansion. The following main factors emerged: (i) recently accelerated 

growth of informal settlements, (ii) lack of coordination among all infrastructure 

projects, that is to say the inexistence of a general infrastructure plan with an overall 

vision for developing roads, water provision and energy, (iii) centralization of all 

services, which prevents the population from moving farther in the expansion zones 

and keeps congesting the city centre, and (iv) the congestion caused by the national 

road and the railroad crossing the city centre.  

The same report from 2015 shows the municipality’s concerns about the 

ongoing city expansion. It provides some guiding principles to manage such 

expansion, as follows:  

• The creation of residential zones of low and medium density with some 

basic services and facilities. 

• The development of anchor projects to better define land use. 

• Population reallocation from the Muhala informal settlement. 

• Land title regularization programmes. 

• The promotion of a multifunctional use of urban space.  

 

5.4 Nampula’s urban morphology 

From spatial data gathered from the different segments of the city, areas 1 to 3 

were consolidated already in 2007, and from municipal maps it can be derived that 
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they have been existing before 1999. However, many changes took place between 

2007 and 2015, most visibly a dwelling densification of areas 2 and 3. Mozambique 

has a long history of flexible, culturally established, and ’informally’ settled self-

production and subdivision of space in peripheral areas. Several authors (Pestana 

Barros et al. 2013, Andersen et al. 2015, Melo 2015) point out that the city 

expansion and the densification process are the result of mixed, semi-formal, and 

semi-legitimate proceedings of land allocation and subdivision of plots, which 

include several different actors, among them, formal and traditional authorities.  

In the semi-structured interviews, seven out of eight interviewees 

emphasized a preferential growth of the city along the main linear axis of 

transportation. Substantial part of the expansion of the city was, and still is, 

occurring along the roads Maputo-Nacala, which divide the city practically in two 

parts followed by the road Corona-Lichinga and City centre to Mapine where the 

dam for a drinking water reservoir is located. The shape of the expansion along the 

transportation axis and their influence can be seen in many of the maps prepared 

for this research, such as urban evolution map, transportation map, formal and 

informal areas map, and so on. 

 The longitudinal spatial structure of Nampula can be explained in part by 

the construction and pavement of the export corridor linking Maputo and Nacala 

(see Figure 5). This road divides the city practically into two parts. The map shows 

very clear influence of key roads linking some main districts in the urban spatial 

structure of the city. According to the respondents, most of the growth of Nampula 

has occurred in the periphery of the city. The typology of this growth consists of 

informal single dwellings along or near the main axis roads linking the districts, as 

well as around important infrastructure such as Unilúrio, the beer factory and the 

dam built to supply the city with drinking water. Some interviewees pointed out that 

dispersed cluster of houses called manchas urbanas have appeared within the 

administrative area of the city. The reasons motivating people to form these 

dispersed areas require further investigation. 

The maps and indexes that were analysed using the metrics of this research 

confirm the fast expansion process of the city in the study period of this research: 
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• The occupied or built area in 2015 was 5.3 times bigger than that in 

1999. In 2015, it represented 30.52 per cent of built area in relation to 

the administrative area, while in 1999 it was only 5.7 per cent . 

• The population density in 2015 was three times less than in 1999 [50.38 

p/ha and 125.82 p/ha, respectively]. This decline of density, according to 

the literature, is an important characteristic of the presence of urban 

expansion with sprawl. 

• The ratio of occupied to vacant urban floor (that is, built versus non-

constructed areas) within the administrative boundaries of Nampula in 

2015 has increased more than 43 times in relation to the same ration in 

1999 (43 and 0.6 respectively). 

 

Figure 5: Contingency map of Nampula: urban occupied land until 1999 and 2015 
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• The percentage of urban area in relation to the administrative area was 

reduced from 90.01 per cent in 1999 to 76.65 per cent in 2015. 

Meanwhile the ratio of the semi-urban area to urban area has increased 

almost three times. 

• The spatial urban structure is much more irregular in 2015 than it was in 

1999. This result was measured by the calculation of the increase in 

compact index from 4.09 in 1999 to 14.68 in 2015. From this index, it 

can also be argued that the city is becoming less compact once its urban 

form became less circular. In the definition of this index a form with a 

circular radius accuracy (compactness index = 1.0) contains the 

maximum possible compactness. When irregularity increases in the form 

of a city measured by the index increase, it also may become less 

compact. This reasoning is supported by the results obtained with the 

density, which was reduced from 125 to 50 p/ha (see Figure 6). 
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Figure 6: Maps showing the compactness of Nampula in 1999 and 2015 
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Calculating the Contiguity Index resulted in some interesting findings. This 

index measures whether the expansion is occurring preferentially contiguous to the 

city centre or whether it is dispersed and scattered. The results show that most of 

the expansion of the city that occurred between 1999 and 2015 was contiguous to 

the city centre (63.4 per cent), while 35.54 per cent occurred in dispersed areas, that 

is, not contiguously. There are several reasons for a preferential contiguous growth. 

It is noteworthy that Nampula has no significant sub-centres and remains 

monocentric in structure. This is further enhanced by the city core being at the 

crossroad of the two main routes: the railway and the national highway. These 

regionally and even nationally important connections in a city that mainly serve 

trade-related businesses and third-sector activities remain the principal drivers of 

growth.  Moreover, principal roads are closer to the centre and inter-urban 

connectivity decreases in quality proportional to the closeness to the centre.  

Access to basic services is also linked to the central areas (Conselho 

Municipal da Cidade de Nampula 2015b), as there are no facilities in the periphery. 

Lastly, the fringes of the city are lower and hence more vulnerable in terms of 

hydrogeological risks or erosion. In contrast to the other findings regarding density 

rates and unplanned sprawl, there is at least a potential tendency for a more centric 

and thus more compact development.  

It can be concluded that fast expansion is occurring with the presence of key 

characteristics of sprawl and few elements of a compact city. The identified sprawl 

manifestations are declining density, irregular shape of the urban spatial structure in 

relation to a circular form, and huge informal settlements with the predominance of 

single dwellings.  

 

5.5 Household survey findings 

Some of the household findings will be presented as an overview of the data 

collected for each of the researched areas. Note that this information is only a sample 

of the most relevant questions included in the household questionnaire, and only the 

answers with the highest percentage will be presented. 
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The diagram on the right indicates how 

to interpret the diagrams of each area. 

The blue squares (rent and income) and 

dashed lines (land value and plot size) 

are the average value of all the eight 

researched areas. For the area benefits, 

three main aspects where considered 

for this diagram: access, safety and 

service. If these aspects were pointed as 

main benefits they will be coloured in 

yellow.  

 

 

5.5.1 Area 1 

 

Figure 7: Area 1 - Nampula, 2016 
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Background Information 

Household head Male (58%) 

Respondent 
marital status 

Single (46%) 

Household head’s 
provenance 

Another city 
within the 
province 
(35%) 

Main source of 
income of 
household 

Fixed monthly 
income (55%) 

Average monthly 
income of 
household 

3,000 to 
12,000 
meticais (60%) 

Respondent 
education level 

Finished high 
school (43%) 

 

 

Location  

Have you lived 
in another 
location? 

Outside 
Nampula 
(43%) 

Reason to 
move to this 
location 

Inheritance 
(28%) 

Number years 
living in this 
location 

More than 20 
years (44%) 

Do you prefer 
to live in 
another 
location? 

Yes (58%) 
 

Time spent 
commuting for 
daily activities 

Between 15 
min and 30 
min (38%) 

Access to 
public 
transport 

Yes (88%) 

 

 

Land and 
Housing 

 

Plot size 501 to 750 m2 
(57%) 

Land use Residential 
(97%) 

Number 
buildings/plot 

2 (51%) 

Owner or 
tenant 

Owner (83%) 

Land tenure DUAT (67%) 

Bought with or 
without house? 

With house 
(48%) 

Material walls 
of the house 

Cement blocks 
(88%) 

Water source Individual 
supply/piped 
water (43%) 

Taxes or fees 
paid 

Waste and 
radio (81%) 
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5.5.2 Area 2 

 

 

 

Background Information 

Household head Male (69%) 

Respondent 
marital status 

Married living 
with family 
(56%) 

Household 
head’s 
provenance 

Another city 
within the 
province 
(50%) 

Main source of 
income of 
household 

Irregular 
income (52%) 

Average monthly 
income of 
household 

Less than 
3,000 
meticais 
(32%) 

Respondent 
education level 

Finished high 
school (40%) 

 

Figure 8: Area 2 - Nampula, 2016 
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Location  

Have you lived in 
another 
location? 

Outside Nampula 
(35%) 

Reason to move 
to this location 

Closer to job (34%) 

Number years 
living in this 
location 

Less than 1 year 
(21%) 
From 5-10 years 
(21%) 
More than 20 years 
(21%) 

Do you prefer to 
live in another 
location? 

No (67%) 

Time spent 
commuting for 
daily activities 

Between 15 min and 
30 min (38%) 

Access to public 
transport 

Yes (96%) 

 

Land and 
Housing 

 

Plot size 251 to 500 
m2 (37%) 

Land use Residential 
(100%) 

Number 
buildings/plot 

2 (50%) 

Owner or tenant Owner (75%) 

Land tenure DUAT (54%) 

Bought with or 
without house? 

With house 
(59%) 

Material walls of 
the house 

Cement 
blocks (54%) 

Water source Through 
neighbours 
(38%) 

Taxes or fees 
paid 

Waste and 
radio (90%) 

 

 

5.5.3 Area 3 

 

Figure 9: Area 3 - Nampula, 2016 



 

73 
 

 

 

Background Information 

Household head Male (67%) 

Respondent 
marital status 

Married living 
with family 
(56%) 

Household head’s 
provenance 

Born in Nampula 
(52%) 

Main source of 
income of 
household 

Fixed monthly 
income (47%) 

Average monthly 
income of 
household 

Less than 3,000 
meticais (54%) 

Respondent 
education level 

Finished 
secondary 
school (30%) 

 

 

 

 

Location  

Have you lived in 
another 
location? 

In a different 
area in 
Nampula 
(33%) 

Reason to move 
to this location 

Rent free 
(25%) 

Number years 
living in this 
location 

From 5-10 
years (27%) 

Do you prefer to 
live in another 
location? 

No (52%) 

Time spent 
commuting for 
daily activities 

Between 15 
min and 30 
min (39%) 

Access to public 
transport 

No (73%) 

 

 

 

 

Land and 
Housing 

 

Plot size 251 to 500 m2 
(33%) 

Land use Residential (100%) 

Number 
buildings/plot 

1 (59%) 

Owner or 
tenant 

Owner (73%) 

Land tenure DUAT (39%) 

Bought with or 
without house? 

With house (31%) 
Without (31%) 

Material walls 
of the house 

Cement blocks 
(48%) 

Water source Collective 
supply/piped water 
(outside house) 
(27%) 

Taxes or fees 
paid 

Waste and radio 
(78%) 

 

 



74 
 

5.5.4 Area 4 

 

 

 

Background Information 

Household head Male (73%) 

Respondent 
marital status 

Married living 
with family 
(68%) 

Household head’s 
provenance 

Another city 
within the 
province (54%) 

Main source of 
income of 
household 

Fixed monthly 
income (51%) 

Average monthly 
income of 
household 

3,000 to 6,000 
meticais (48%) 

Respondent 
education level 

Finished 
primary school 
(35%) 

 

Figure 10: Area 4 -Nampula, 2016 
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Location  

Have you lived in 
another 
location? 

In a different 
area in 
Nampula (38%) 

Reason to move 
to this location 

Closer to job 
(12%) 

Number years 
living in this 
location 

From 5-10 
years (29%) 

Do you prefer to 
live in another 
location? 

No (66%) 

Time spent 
commuting for 
daily activities 

Less than 15 
min (36%) 
Between 15 
min and 30 min 
(36%) 

Access to public 
transport 

Yes (72%) 

 

Land and 
Housing 

 

Plot size 501 to 750 m2 
(30%) 

Land use Residential 
(100%) 

Number  
buildings/plot 

1 (47%) 

Owner or tenant Owner (70%) 

Land tenure Declaration from 
Secretário do 
Bairro (38%) 

Bought with or 
without house? 

With house 
(42%) 

Material walls of 
the house 

Mud blocks 
(53%) 

Water source Access through 
neighbours 
(42%) 

Taxes or fees 
paid 

Waste and radio 
(74%) 

 

5.5.5 Area 5 

 

Figure 11: Area 5 - Nampula, 2016 
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Background Information 

Household head Male (78%) 

Respondent 
marital status 

Married living 
with family (69%) 

Household head’s 
provenance 

Another city 
within the 
province (52%) 

Main source of 
income of 
household 

Irregular income 
(small 
commerce; 
service provision) 
(68%) 

Average monthly 
income of 
household 

Less than 3,000 
meticais (75%) 

Respondent 
education level 

Finished primary 
school (42%) 

 

 

Location  

Have you lived in 
another location? 

In a different 
area in 
Nampula 
(64%) 

Reason to move 
to this location 

Low price of 
housing (22%) 

Number years 
living in this 
location 

Less than 1 
year (33%) 

Do you prefer to 
live in another 
location? 

Yes (66%) 

Time spent 
commuting for 
daily activities 

Between 31 
min and 1 
hour (31%) 

Access to public 
transport 

No (88%) 

 

 

Land and 
Housing 

 

Plot size Less than 250 m2 
(49%) 

Land use Residential (98%) 

Number 
buildings/plot 

1 (90%) 

Owner or 
tenant 

Owner (80%) 

Land tenure Declaration from 
Secretário do Bairro 
(81%) 

Bought with or 
without house? 

Without house (81%) 

Material walls 
of the house 

Mud blocks (67%) 

Water source Access through 
neighbours (49%) 

Taxes or fees 
paid 

I don’t pay any (57%) 
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5.5.6 Area 6 

 

 

 

 

Background Information 

Household head Male (82%) 

Respondent 
marital status 

Married living with 
family (61%) 

Household 
head’s 
provenance 

Another city within 
the province (48%) 

Main source of 
income of 
household 

Irregular income 
(small commerce; 
service provision) 
(52%) 

Average monthly 
income of 
household 

Less than 3,000 
meticais (49%) 

Respondent 
education level 

Finished primary 
school (30%) 

 

Figure 12: Area 6 - Nampula, 2016 
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Location  

Have you lived in 
another 
location? 

In a different 
area in 
Nampula 
(55%) 

Reason to move 
to this location 

Plot size (18%) 

Number years 
living in this 
location 

From 5 to 10 
years (27%) 

Do you prefer to 
live in another 
location? 

Yes (91%) 

Time spent 
commuting for 
daily activities 

Less than 15 
min (41%) 

Access to public 
transport 

No (88%) 

 

Land and 
Housing 

 

Plot size 251 to 500 m2 
(36%) 

Land use Residential (98%) 

N. buildings/plot 1 (65%) 

Owner or tenant Owner (77%) 

Land tenure Declaration from 
Secretário do 
Bairro (76%) 

Bought with or 
without house? 

Without house 
(67%) 

Material walls of 
the house 

Mud blocks (67%) 

Water source Individual well 
(38%) 

Taxes or fees 
paid 

Waste and radio 
(52%) 

 

 

5.5.7 Area 7 

 

Figure 13: Area 7 -Nampula, 2016 
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Background Information 

Household 
head 

Male (74%) 

Respondent 
marital Status 

Married living with 
family (66%) 

Household 
head’s 
provenance 

Another city within 
the province (56%) 

Main source of 
income of 
household 

Irregular income 
(small commerce; 
service provision) 
(64%) 

Average 
monthly 
income of 
household 

Less than 3,000 
meticais (55%) 

Respondent 
education level 

Finished secondary 
school (29%) 
Finished high 
school (29%) 

 

 

 

 

Location  

Have you lived in 
another location? 

In a different 
area in 
Nampula (57%) 

Reason to move 
to this location 

Rent free (20%) 

Number years 
living in this 
location 

Less than 1 
year (30%) 

Do you prefer to 
live in another 
location? 

Yes (60%) 

Time spent 
commuting for 
daily activities 

From 15 to 30 
min (40%) 
From 30 min to 
1 hour (40%) 

Access to public 
transport 

No (82%) 

 

 

 

 

Land and 
Housing 

 

Plot size 251 to 500 m2 
(22%) 

Land use Residential (98%) 

Number  
buildings /plot 

1 (78%) 

Owner or tenant Owner (70%) 

Land tenure Declaration from 
Secretário do 
Bairro (69%) 

Bought with or 
without house? 

Without house 
(79%) 

Material walls of 
the house 

Mud blocks (51%) 

Water source Access through 
neighbours (42%) 

Taxes or fees 
paid 

Waste and radio 
(55%) 
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5.5.8 Area 8 

 

 

 

Background Information 

Household 
head 

Male (74%) 

Respondent 
marital status 

Married living with 
family (76%) 

Household 
head’s 
provenance 

Another city 
within the 
province (61%) 

Main source of 
income of 
household 

Irregular income 
(small commerce; 
service provision) 
(52%) 

Average 
monthly 
income of 
household 

Less than 3,000 
meticais (50%) 

Respondent 
education level 

Finished primary 
school (40%) 

 

Figure 14: Area 8 - Nampula, 2016 
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Location  

Have you lived in 
another 
location? 

In a different 
area in 
Nampula 
(44%) 

Reason to move 
to this location 

Plot size (19%) 

Number years 
living in this 
location 

From 3 to 4 
years (33%) 

Do you prefer to 
live in another 
location? 

Yes (64%) 

Time spent 
commuting for 
daily activities 

Less than 15 
min (42%) 

Access to public 
transport 

Yes (85%) 

 

 

Land and Housing  

Plot size 501 to 750 m2 
(39%) 

Land use Residential (100%) 

Number 
buildings/plot 

1 (58%) 

Owner or tenant Owner (81%) 

Land tenure Declaration from 
Secretário do 
Bairro (41%) 

Bought with or 
without house? 

Without house 
(75%) 

Material walls of 
the house 

Mud blocks (53%) 

Water source Access through 
neighbours (36%) 

Taxes or fees paid Waste and radio 
(55%) 

 

 

 

   

  

Figure 15: Map of all selected areas for the household survey 
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6 Main findings: How actors influence the urban 
structure 

The main findings of this research have been divided into three sections, in which 

actions and their impacts are analysed alongside main stakeholders in the 

production of the city: the public sector or state and the private sector. The latter is 

subdivided into the supply side or the market and the demand side or the 

individuals. The report argues that all three actors influence the morphology in their 

own way: local governments’ actions are promoting expansion; the change from 

social to market-oriented land allocation is reducing housing affordability, bringing 

about gentrification and sprawl and negatively impacting women’s vulnerability; 

while location preferences and individual attitudes are leading to both horizontal 

expansion of the city and an intensification of the use of urban floor (see Figure 16). 

These three main theses will be elaborated further. 

 

 

6.1  The actions of local government are promoting expansion  

Municipal governments play a central role in land management in urban areas –

therefore their vision, practices and behaviours towards the production of the city 

Figure 16: Schematic overview of main findings 
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can greatly influence the city’s shape. As observed during the research, the local 

government’s general absence of a coherent spatial vision, practices regarding 

planning, land allocation and regularization, tax collection and enforcement (along 

with corrupt tendencies) generally favour the consumption of new land, resulting in 

a sprawling city. One can argue that the city’s government is failing to deliver in each 

of the steps of the planning and management cycle, as shown in Figure 17. These 

arguments are further elaborated below.  

 

6.1.1 The absence of a coherent spatial vision results in scattered growth 

The municipality does not link together its spatial and socio-economic plans, which it 

prepares on a yearly basis. Certain spatial plans are stipulated in the spatial planning 

law: the urban structure plan (PEU), general urbanization plan (PGU), partial 

urbanization plan (PPU) and detailed plan (PP). Municipal governments are under a 

lot of pressure to develop their PEUs, but the municipalities that have complied with 

this requirement have often done so just to tick the box. There are instances where 

the municipality bore the high costs to prepare elaborate plans by consultants or by 

the ministry of environmental coordination. Such plans follow all the required steps, 

Figure 17: Schematic overview of how Nampula’s local government practices within each step of the 
planning cycle contribute to expansion 
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yet they have ended up on a shelf and their contents sometimes not known even to 

the director of urban planning. Furthermore, even when such plans are prepared, 

their implementation costs are very high and they often remain unexecuted. This 

can partially be attributed to the lengthy process of developing spatial plans, which 

is often outpaced by reality. As one professor from UEM pointed out, people are not 

going to wait for a plan to build their houses (in interview, 1 April 2016). Once 

approved, these plans become administrative regulations; however, there is 

generally no strict observation of the implementation of the plans by the 

municipality, nor are there many organizations that hold the local governments 

accountable on this.  

On the other hand, the five-year plan – Plano Quinquenal – is considered the 

basis for municipal planning. This plan is typically a detailed version of the Manifest 

(or Manifesto) of the winning candidate for mayor from the municipal elections. The 

five-year plan is converted into yearly ‘Socio-Economic Plans’ –  Plano Econômico-

Social (PES), which are divided into sectors along the departments that exist within 

the municipality and include activities, quantities, budget estimates and time 

frames. They are developed by different departments and usually coordinated by 

the department of planning and finance. The Municipal Assembly holds the 

municipality accountable for these plans and therefore the plans are closely 

monitored. Because of lacking resources, local governments often set priorities that 

focus on tangible developments, such as the construction of schools, medical 

centres, roads, and bridges –rather than, for instance, the development of 

requalification or expansion plans. Even though these investments are included in 

the socio-economic plans, they do not include any spatial component, nor are they 

linked to the spatial plans. Infrastructure planning is done rather as it happens, at 

locations where there is a perceived or an advocated need, rather than an assessed 

need.  

Areas subject to change of use require a specific development plan whose 

approval depends on the municipal executive. Partial or general plans of 

urbanization generally focus on urban expansion areas or areas of informal 

occupation and do not address the change of land use. The most common change, 
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particularly in areas of expansion, is converting agricultural land into use for housing 

development, services and leisure – thus effectively turning rural land into urban 

land. The public-sector present in the municipalities mostly initiates requests for 

changes in the use of urban land and it does this without much vision or overall 

considerations, focusing instead on affordability or availability of large patches of 

land. Initiatives by private sector or community associations are most likely not 

reflected in these plans. As these conversions are done ‘on demand’ rather than 

following a certain vision, they are more likely to develop in places not contiguous to 

the existing spatial fabric.  

Municipal boundaries were demarcated at the same time the municipalities 

were created. In a spirit, similar to Angel et al.’s (2011) ‘Making room for expansion’, 

municipal areas are generally extensive. Municipalities in Mozambique range 

between approximately 50 km² (for example, Gorongosa) to more than 630 km² 

(Beira), with most covering areas between 200 and 400 km² (derived from Ventura 

et al., 2013). All land within these boundaries is technically ‘urban’ and can be 

allocated by the municipal government if an approved urbanization plan exists for 

the area. According to some experts, the condition of an existing urbanization plan 

violates the Land Law, since DUATs should be automatically recognized for those 

occupying a plot for 10 years or more, regardless whether there is a plan for the 

area or not. Furthermore, in several municipalities, this condition is considered 

inapplicable since many large urban areas are not covered in the land-use plans, and 

the municipalities will approve regularization requests even in the absence of a plan. 

This, in combination with the absence of a vision, results in allocation of land in an 

uncoordinated, random way with occupying vacant land in the periphery, rather 

than (re)developing land in the centre. Overall, this leads to disjointed 

developments.  

6.1.2 Lack of municipal resources stimulates self-organized land 
occupation 

Implementation of any plan requires funds, whether the plan is for expansion, 

regularization, infrastructure or others. The financial sources for municipalities are 

defined in Law 1/2008 - Regime financeiro, orçamental e patrimonial das autarquias 
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locais e o Sistema Tributário Autárquico, such funds are partially transfers from the 

national government to the municipalities. They consist of the following: 

• The Municipal Compensation Fund or Fundo de Compensação Autárquico - 

FCA, is complementary to the municipalities’ sources of income.  The 

amount per municipality is revised yearly, based on the number of 

inhabitants and the administrative area of the municipality (art. 43 and 44 of 

law 1/2008). 

• Specific national budget allocations for investment projects - Fundo 

Investimento de Iniciativa Autárquico - FIIL, are additional funds available on 

an annual basis for investment projects for economic and social 

development (art. 47 and 48 of law 1/2008). However, in the current 

economic/political climate of large debts, following the recently surfaced 

information regarding the government’s clandestine borrowing, 

unavailability of donor funding, and the rapid depreciation of the metical, 

the national government is struggling to pay its expenses. So far in 2016, no 

funds for investment projects have been distributed. 

• National budget allocations for ‘other investments’ (art. 49 of law 1/2008) 

include the Street Fund - Fundo de Estradas and the Urban Poverty 

Reduction Programme - Programa para a Redução da Pobreza Urbana - 

PERPU. The latter is conceived as a revolving fund, managed by the 

municipalities, given as loans to citizens, payable in a specified timeframe. 

However, in practice, very few loans are ever repaid, since the general 

public views these funds as donations, rather than loans. 

Furthermore, municipalities have their own sources of income, as follows (art. 17 of 

law 1/2008): 

• Revenue from taxes and municipal fees that the municipality has the 

authority to collect 

• A percentage of taxes collected at national level, as determined by the law 

• Revenue from collection of special contributions 

• Revenue from collection of fees for licenses provided by the municipality  
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• Revenue from collection of fees or charges resulting from the provision of 

services 

• Revenue from fines collected by the municipality 

• Income from legacies, donations and other monetary assistance 

• Any other income established by law in favour of the municipalities. 

In the accounting sheets, a separation is made between tax and non-tax 

revenues. Relevant for this research are the annual taxes of housing (Imposto Predial 

Autárquica – IPRA) and property transfer (Imposto Autárquica de SISA). Regarding 

non-tax revenues, a range of fees and licences related to different processes of land 

and property management exists: for property acquisition, regularization, division or 

joining of property, and transfer.  

There is a large untapped potential of taxes to be collected: a 2012 

discussion paper by Bernhard Weimer titled ‘Municipal Tax Base in Mozambique: 

High Potential – Low Degree of Utilisation’, shows results of a study conducted in six 

municipalities in Mozambique. According to this study, in 2010, as much as 99 per 

cent of potential regarding the housing tax was unrealized; this figure was at 95 per 

cent for property transfer tax; and 78 per cent for collecting the DUAT licence 

(Weimer 2012, p. 28). Although efforts are being undertaken in Nampula to update 

the land register to collect more IPRA, the municipal council acknowledges that 

current revenues from this tax are very limited.  

The absence of a tax on vacant land, in combination with a lack of control on 

the maximum amount of time for developing acquired land, contributes to the slow 

development of infrastructure on individual plots, sometimes leaving the land 

vacant for extended periods. As there is no control on whether the land is used, 

there is no incentive to urgently develop it either. This leads to many people starting 

the process to request land without the intent, ability or the resources to develop it. 

The people hold on to the land until they are successful in finding financial means to 

start their building, or, in the absence thereof, sell it to prospective buyers. Some 

people use land for speculation by requesting access for the sole purpose of selling it 

at a higher price later. The presence of vacant plots and others with very slow pace 
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of construction results in those parties who are interested in accessing land having 

to acquire it at increasingly greater distances, leading to further expansion of the 

city. 

With virtually no attempt for containment, since all land within the 

municipality is urban, the municipality with its tight budget faces difficulties in 

providing services to its total inhabited area. Situations may vary, but most of the 

time, only the most basic infrastructure is provided during the implementation of 

expansion plans. This might be as little as four corners of the city blocks indicated by 

cement blocks, or could include the opening of roads - the main access, depending 

on the financial capacity of the municipality. Almost invariably, basic infrastructure 

(such as water pipes, drainage and electricity) follow later, regularly with 

contributions from the residents. In this regard, there is no difference in access to 

basic services between the ‘formal’ areas of the municipal expansion zones and the 

‘informal’ areas with no development plans. There is no incentive to request land 

through the formal process, apart from the DUAT title – which can be obtained only 

after a long, costly and tedious process, possibly involving corruption. Instead, 

people revert to occupying land informally at a location of their choice – not 

necessarily in a contiguous or high density manner. 

6.1.3 Planning for expansion is boosting sprawl 

Many municipal governments do not bother to develop the time-consuming overall 

or even partial plans, such as the PEU, PGU or PPU. They develop detailed plans, 

especially for the expansion areas. However, these detailed plans are generally very 

basic. They mostly consist of maps outlining the different plots and indicate state 

reserves for schools, clinics, markets or other services. Commonly, they are not geo-

referenced, with little regard for the geography-making adjustments during 

demarcation. They do not always have plot numbers or include building regulations 

or any other description. In many municipalities, the plans are still drawn and copied 

by hand, which leads to increased chances of mistakes. Examples of such maps are 

shown in the Figure 18. 
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As the example shows, the plots are usually designed in a rectangular grid, 

allocating the same size to all plots. Plot sizes tend to be large – much larger than 

what people usually occupy in the unplanned areas. Common sizes for the plots are 

20 m by 30 m, 30 m by 30 m, or 20 m by 40 m. The municipal council surveyor of 

Nampula mentioned that plot sizes of 25 m by 25 m in expansion zones are in high 

demand (in interview 20 May 2016).  

Chilundo (2009) identified sizes of between 280 m² and 900 m² in Maputo 

and explains the rationale behind this as follows: “These dimensions were 

established considering that most of the areas were not yet provided with basic 

infrastructure like water, public sanitation, electricity etc. and with the assumption 

that future residents had to build by their own wells and pit latrines. And, to allow 

that those two elements have enough separation to avoid water contamination, it 

was considered that the plots with that dimension were suitable.” (p. 48) 

This is in contrast with average plot sizes in unplanned areas and even areas 

where regularization has taken place. Various such programmes have been carried 

out with the objective of upgrading informal settlement and improving land tenure 

security, mostly with donor funding. For example, in 2014, a massive regularization 

Figure 18: Typical expansion zone maps from the Municipality of Chimoio 
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process of DUATs started in Maputo and the process was combined with the 

conception of urbanization plans in different peri-urban neighbourhoods. UN-

Habitat funded a 36-month, $1.5 million pilot programme to improve land rights’ 

registration in informal areas of Maputo, Manica and Nacala. Furthermore, UN-

Habitat is implementing a programme called Participatory Slum Upgrading 

Programme in eight countries in Africa, also covering the municipality of Nampula. It 

is currently in its third phase and includes a component about land tenure security. 

Approaches vary, as does the degree of urban upgrading, but in general, the main 

precondition for granting land title usually is access. Often a minimum plot size is 

also required, but it is smaller in size than formal land development plots in the 

expansion zones. Therefore, even after regularization, these areas usually have 

higher building density than the expansion zones.  

 

 

Figure 19: Examples of MICOA guidelines 
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Expansion zones are designed in this manner since that is how the former 

Ministry of Environmental Coordination [MICOA - now MITADER] is promoting it. 

Quite rigid guidelines are communicated regarding plot sizes, building regulations, 

number of plots per city block and so on. Figure 19 shows some examples. These 

guidelines also include detailed instructions on the amount of space for public 

services and the incorporation of state reserve areas to be developed into schools, 

hospitals, sports grounds and so on, but it is generally not reflected in the plans – 

which can be observed in the expansion plan example above. Moreover, since the 

municipal government’s default condition is one of resource scarcity, years can pass 

without any development of state reserves. A local leader admitted that in time, he 

might allow people to settle on the land allocated for public services in the 

meantime, as they lose faith that these areas will be developed as intended (in 

interview 24 March 2016). This approach results in monofunctional neighbourhoods 

void of any other formal land use – although with many small-scale economic 

activities taking place informally. 

The formal steps for the development of the urban spatial plans as required 

in the law are numerous. The last steps officially required are frequently left out, 

such as ratification of the plan at ministry level and publication in the Official 

Bulletin ‘Boletim da República’. According to Lage (2015), less than 1 per cent of the 

spatial planning instruments have been ratified and published in the Official Bulletin. 

The process includes consultation with the community at various stages, with strict 

periods to be observed for responding to questions or complaints. While 

consultation and participation are highly valued, it turns development of the plans 

into a tedious process. Consultations are required with the local population: people 

who have already settled on the land, but also with the native population who claim 

the land through inheritance, even if they have not made any investments on the 

land yet. The municipal council then enters into negotiations with these people, 

regardless of whether they have any legal document or not, usually proposing two 

options: (i) they can stay and will receive a certain amount of plots; or (ii) they are 

compensated for their investments and agree to move. In the second option, two 

elements are interesting: compensation is not the same as indenization, as the latter 



92 
 

should follow on expropriation as determined in ministerial directive no. 181/2010. 

Probably being beyond the municipalities’ financial means, the administration offers 

a compensation instead, which can be negotiated. On the other hand, as they 

recognize the right to land of the native population, they compensate them even for 

what can be interpreted as future investment plans. Therefore,  the local population 

is allowed compensation even if they have not made any investments yet (in 

interview 20 May 2016). Although these practices make sense from a social 

perspective, they are not conducive to a compact city –  in fact, they boost urban 

sprawl. 

The more people are already settled in the area, the harder it becomes to 

develop the plan, and more negotiations are needed, therefore requiring even more 

time. To avoid this as much as possible, the government might look for areas that 

have fewer people already settled –  thus further away, in the periphery. This can be 

observed in Nampula, with one of the expansion areas so far out that it is bordering 

the limits of the town (see Figure 21). 

 

Figure 20: Map of formal and unformal areas in Nampula in 1999 
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Figure 21: Map of formal and unformal areas in Nampula in 2015 

 

6.1.4 The deficient land administration system does not provide support 
to guide urban growth 

The authority in terms of land management lies at central level within the DNT - 

Direcção Nacional de Terras, and at the decentralized local level through SPGC –

Serviços Provinciais de Geografia e Cadastro e Cadastros Municipais and the 

municipal councils. At local level, there is a general lack of capacity to manage land 

registry and cadastre, whereas at central level there is no clarity to define overall 

strategies and norms, and to create and manage data. There is a lack of clarity 

regarding the specific competences of all the entities involved, especially when 

particular demands or claims come from the communities. 

Knowledge management is often problematic as well. Knowledge and data 

are scattered over different entities and not updated. Plans made for land parcelling, 

for purposes of demarcating land and registering to whom it is attributed to, are 
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rarely updated to the actual situation after demarcation, even though significant 

differences might exist. This results in lack of transparency as the plans cannot be 

relied on for conflict resolution. Furthermore, especially when changing mandates, 

there is often an active strategy to make data disappear. A reason given to explain 

this phenomenon is resentment or fear that the next government will do better 

because of the previous government’s work.  To avoid this, the old government will 

take away or hide information. Another possible explanation is that there are 

inconsistencies, irregularities, discrepancies or errors that were made intentionally 

or unintentionally during the government’s term that are preferred to be kept 

hidden. 

For example, in 2007, Millennium Challenge Corporation (MCC) started a 

five-year programme estimated to cost $506.9 million “to increase the country’s 

economic growth and reduce poverty by investing in four project areas: agriculture; 

land tenure; roads and bridges; and water supply, sanitation and drainage” (MCC 

2016). It included a $39,068,307 fund for a Land Tenure Services Project that was 

active in both urban and rural areas, including the municipality of Nampula. All in all, 

the project, which terminated in 2013, claims to have mapped 188,423 urban 

parcels and delivered 144,522 parcels to urban beneficiaries. However, in Nampula, 

less than three years after the closing of the project, the software used for 

registering cadastral data is no longer in use. The lack of proper maintenance and 

updating could lead to losing these data.  

There are currently eight expansion zones in Nampula, however, this is not 

nearly enough to cover the demand for access to land. Various interviewees confirm 

that there is an extensive backlog of applications that have been approved by the 

municipal council but have not yet been allocated a plot. Although the number of 

people awaiting allocation or the time between approval and allocation could not be 

confirmed, one indication of this wait is that currently plots are being granted to 

citizens that requested land during the previous legislative period, that is 2009-2014. 

The result of this long wait is that people will look for alternative ways of accessing 

land. 
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Furthermore, the processes of requesting access to land are very 

bureaucratic, requiring many steps between the handing in of the request and the 

final approval by the mayor. Municipal staff from eight municipalities in South and 

Central Mozambique supported by the German Development Cooperation (GIZ) 

mapped the way these processes should be running, identifying each time the 

request changed hands as a step in the process. Property acquisition – the longest 

process of all –involved four sub-processes: access to land, construction permit, 

inspection, and final DUAT title. Each sub-process has between 12 to 21 steps. Fees 

charged and licences covered within these processes can be set at municipal level. 

They are part of the municipal byelaws and are often fairly in-transparent to citizens. 

Again, the length of the process and costs involved can drive people to find other 

ways of occupying land.  

6.1.5 Indiscriminate regularization practices and lack of enforcement are 
encouraging unplanned expansion 

It is not surprising that many people do not await the lengthy formal process of 

getting a DUAT and instead occupy land informally. A Lage (2016) explains in the 

formal process the general steps are characterized as follows: (i) get a property right 

title; (ii) install basic infrastructure; (iii) construct a house; and (iv) move into the 

new property. The informal process often follows the steps in the exact opposite 

way: (i) occupy the land; (ii) construct the house; (iii) link to basic infrastructure; and 

(iv) with time request regularization of the plot.  

In some of the so-called ‘uncontrolled’ zones of expansion, residents are 

making fragile, but steady, efforts to imitate formal order, achieve land rights and 

urban inclusion and they are increasingly doing this through inverse planning 

processes (Mazzolini 2016). Such imitating and superseding actions are increasing 

because of the rapid expansion of a wealthier class, with increased spending power 

used to achieve a place within the city or the main urban fringes – especially, those 

which have recently benefitted from important infrastructure projects (Mazzolini, 

2014; 2016).  

‘Inverse planning’ practices are defined here as embryonic, generally 

collective planning forms, proposed, undertaken and financed by the residents 
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themselves. They are carried out through the establishment of a direct agreement 

between the communities and architectural/planning firms for the topographical 

definition of the plots and the urban design for roads and public spaces. These 

actions are the result of a community need or a specific small group of householders 

to obtain the DUAT, since acquisition of a DUAT is strictly related to the inclusion of 

the required plots in a proper urbanization plan –  ‘plano de parcelamento’, ‘plano 

de reordenamento’ or ‘plano de pormenor’. Nielsen (2011) details three first actions 

of inverse planning and defines them as ‘inverse governmentality’. These actions 

were carried out through a pursuance of personal perception of land, partly to face 

the risk of dislocation (Mazzolini, 2014). 

Informally occupying land is facilitated by the municipal councils’ practice of 

approving applications for plot regularization of all plots that have minimum 

accessibility, notwithstanding that the law only provides for regularization of plots in 

areas covered by an urban development plan. Few requests are turned down, so 

that requesting for regularization, instead of requesting a plot of land, has now 

become common practice. This is reflected in the number of applications received 

by the Municipal Council of Nampula during the month of January 2016: there were 

four applications for access to land, compared to 212 applications for regularization. 

According to the Municipal Council Surveyor (in interview 20 May 2016), men still 

form the majority of applicants, but the number of female applicants is increasing. 

This is reinforced by data published in the urban planning department’s display 

outside the building: out of 310 applications that were approved, 97 (or one third) 

were granted to women (Nampula Municipal Council display, March 2016). 

People will not wait for a plan to settle, but will informally organize access to 

land. “The land [in Nampula] already belongs to someone,” a local leader explained 

(in interview, 24 April 2016). Whether with a formal title, a declaration from the 

local leader or through inheritance, individuals claim pieces of land for themselves. 

These are then sold informally to people who want to settle.  These practices are 

likely to continue as the municipal council recognizes both the rights to land of the 

native population and the settlers, and approves requests for regularization, rather 

than expropriating people.  
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In Mozambique, expropriations are not considered, neither are they used as 

a fundamental tool within the planning process. Municipalities have shown 

willingness not to remove families from their original places of residence, especially 

during slum upgrading programmes. Reallocation actions are more common 

because of high flood risks faced by the country, leading to the resettlement of 

hundreds of families. Expropriation by the municipal council appears to be minimal, 

even though there is proof that expropriations are increasing in the country, as 

documented in local and international press, and in many cases compensation is not 

guaranteed to the affected population. For this reason, there is a high sense of 

security of tenure, even without a DUAT, as people feel they will not be expelled 

from their land once they have occupied it, and there is a high chance they will be 

granted a DUAT after requesting for regularization. The practice by the government 

to almost indiscriminately approve all regularization requests encourages the 

proliferation of informal land occupation. 

The sense of tenure security is further increased because of an overall lack 

of enforcement regarding land occupation and use. If nobody checks whether one 

has a land title, why would anyone bother going through the process of getting it? 

There is more control on building permits, but even in this respect, there is 

insufficient capacity, both in numbers and in skills. The Director of Enforcement of 

Nampula Municipality (in interview 23 May 2016) mentioned that for each 

administrative post, which covers on average 105,000 people or about 21,000 

houses, they have a team of only four inspectors, complemented by municipal 

police. These inspectors do not have a background in urban planning or architecture 

and will only control whether buildings under construction hold a permit, not where 

people are settling. This explains why space reserved for public facilities in 

expansion plans tends to get occupied over time.  

Typically, only houses built with improved materials (for example, fired 

bricks or cement blocks for the walls) are subjected to a construction permit. Put 

another way, no construction permit is needed for the construction of the 

traditional mud houses, which according to the household survey data accounts for 
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about 50 per cent of the houses. In these cases, no control is exercised by the 

government over the property or its location at all.  

When inspectors find a construction site where a building is being erected 

using improved materials but where the owner does not have a construction permit, 

they will go through various stages of sensitization and options for voluntary 

adjustments before an actual fine must be paid. Even so, few notices are given out. 

On a weekly basis, about five to ten notices are given out for the entire municipality 

of Nampula, which is a likely indicator of the diminutive enforcement that is being 

carried out. 

6.1.6 Corrupt practices further reduce effectiveness of the official land 
management system 

The local leadership plays an important role in land attribution. According to the 

chefes de quarteirão (the chief of the administrative post of Muhala), the chief 

maintains an updated list of all houses within their unit, but without a spatial 

representation (Ayuba, in interview, 24 March 2016). When someone is requesting 

access to land, all local levels provide a declaration that they know the person. This 

declaration is free at the lower levels, however costs 30 MT at the administrative 

post level – money that is handed to the municipal council. This declaration is often 

perceived as sufficient for land tenure security – 47 per cent of the household survey 

respondents mentioned the declaration as the document they had stating their legal 

tenure of land. Local leaders are consulted during the process of developing 

expansion plans and are often the main information source for the inspection teams 

that check the existence of a construction license.  

Because of their key role in land attribution, malevolent leaders can abuse 

the system under different circumstances, and allegations of corruption have been 

made by various parties. Leaders can apparently be easily convinced to give out a 

declaration, even if they do not know the person. Furthermore, as they often 

organize the access to land in areas including, but not limited to the, informal 

settlements, they can organize a ‘good’ space against payment, even on the state 

reserve land; an example of this is mentioned in the section ‘Planning for expansion 

is boosting sprawl’.  
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Even though actual information is difficult to find, indications of widespread 

corruption are omnipresent, and not only in connection to the local leaders. The 

municipal inspectors checking construction licences, for example, are rotated to 

minimize corruption (in interview, 23 May 2016). Regular rotation of other staff, 

such as cadastral and finance officers, is also common in some municipalities, for 

example, Chimoio. As per the “2011 Daily Lives survey (Transparency International, 

2011), 35.3 per cent of Mozambicans perceive public officials or civil servants to be 

extremely corrupt” (Martini 2012, p. 4). 

 

6.2 Changing land: from social to market-oriented land allocation  

6.2.1 Transformations of the urban land market 

In sub-Saharan Africa, land is mainly held and controlled by various stakeholders 

that include government, developers, private owners, and a significant amount in 

the urban fringe is still held communally. Governments often view land as a public 

resource for them to plan, administer and allocate. In Mozambique, land 

management is based on the nationalization of all land, that is, buying and selling 

land is legally not possible, and only facilities on the plot and their improvements 

can be traded. 

Despite the sale of land being prohibited, the most common form to access 

land is through the informal land markets, outside of the allocation of land, which is 

the formalized process of land provision within municipalities. Hence, the 

commercialization of customary land has created a complex land market system 

where different “levels of legality range from full illegality through complex matrices 

of levels of legality” (Jenkins, 2004, p. 221). Because the informal mechanisms are 

tolerated, socially legitimized, and formalized mostly by the local authorities, they 

cannot be considered illegal. Most of the residents obtain land via informal 

processes and later have a formalization in the document stating the right to use.  

In the context of rapid urbanization, the increased demand for housing has 

stimulated the real estate market where land is becoming scarce and unaffordable 

not only in central areas, but also in the surrounding areas. Growth in demand 
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leading to monetary valuation has diminished the effectiveness of the customary 

systems to access the land (Jenkins, 2004). Even if the ‘use value’ still preponderates 

over the ‘exchange value’, the commoditization of land, housing, and the forms to 

access it has led to social segregation (Jenkins, 2004). 

In the past two decades, researchers have studied the emergence of urban 

land markets and demonstrated that this is a thriving process, especially in Maputo. 

Lately, its intensification was reported in many cities in Mozambique, and its various 

facets investigated showing how the urban land markets operate and how the actors 

contribute to its maintenance.  

This section intents to demonstrate how the informal land markets have 

become more active and complex in secondary cities, such as Nampula. The 

transformations of the informal land markets impact housing affordability and 

influence expansion and compactness of the city. Based on data from the household 

survey, this section presents some indicators of the informal housing market 

transformation. These indicators are identified as the following: increase in number 

of land transactions without infrastructure; significant internal housing mobility; 

valuation of land prices based on market factors; increase of the land prices; and 

emergence of new actors involved in the land transactions. 

6.2.2 Access to land through the market 

In accordance to the Land Law no. 19/97, there are four methods to access land in 

Mozambique: allocation of land by Estate via request and following a specific plan; 

allocation through customary systems; simple occupation after 10 years of ‘good 

faith’; and the transference of infrastructure and buildings located on a plot, 

including the transmission of the land use rights.   

Negrão (2011) identified that from the different land access modalities, the 

most common form is not through customary route or through good faith 

occupation. His research showed in the urban areas studied in Manica and Nacala 

that 62 per cent of the land was accessed via market, 13 per cent  allocated by the 

state and the rest by customary systems and simple occupation. The same occurs in 

the city of Nampula where 55 per cent of people interviewed had access to land by 
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purchasing the property or land from another owner. From this number, 57 per cent 

said they had bought the plot without the house (see Figure 22). These numbers 

show an active informal land market in the city, functioning by acquiring the land 

itself and not the infrastructure and buildings located on a plot, as legally stated by 

the law. 

 

The land markets are very active in the peri-urban areas in Mozambican 

cities because of the high demand for available plots coming from immigrants from 

rural areas (Negrão 2011). In 2010, a detailed study was conducted of two 

settlements, with different characteristics, Luis Cabral and Hulene B., located in 

Maputo. The research of the demographics and living conditions demonstrated that 

most of the dwellers previously lived in other wards. Movement to these wards was 

strongly motivated by the civil war and the escalation thereof (from 1991 – 2010), 

great floods and deterioration of living conditions in rural areas. (Raimundo and 

Raimundo, 2012). 

Nonetheless, internal mobility might also be stimulating the land market in 

Mozambique. It was identified that 44 per cent of the household survey respondents 

have lived in different locations inside Nampula, and from this percentage, 56 per 

cent identified the reason for moving to the current place as location choices, such 

as proximity to work, price of housing and plot dimensions, rather than inheritance 

or family. From all the studied areas, ranging from more consolidated, to the ones 

Figure  SEQ Figure \* ARABIC 36: Land Access Modality and Land Transacted 
Figure 22: How survey respondents got access to the land and whether they bought the plot with or without 

the house 
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with recent occupation, 54 per cent of the dwellers have answered that they have 

been living in the same location for less than four years. 

Another important aspect is the distinction between two types of land 

markets. According to Negrão (2011), the market for the rich occurs in urbanized 

areas through more formal rules, and for the poor, it happens in the peri-urban 

areas in a more informal way. The most significant characteristics of these two 

markets (besides the process of accessing the land and property) are the products 

offered and the prices established. If the way land can be accessed determines the 

location of people and economic and commercial activities (Bostic, R., 2009), the 

urban poor will have access to land in less suitable locations. Consequently, these 

peri-urban areas tend to grow radially often occupying land that is neither 

demarcated nor does it possess any infrastructure. 

Although they stimulate sub-allotments and in-situ densification, the 

informal land markets mainly contribute to urban sprawl by enabling access to 

peripheral areas, but this will not provide a long-lasting solution. Even though there 

is a lot of vacant land in Nampula, the amount of available land is increasingly 

limited. As mentioned by the chief of Muhala Posto Administrativo in Nampula 

(2016, in interview): “The land already has owners.” 

Malauene et al. (2005) presented the following characteristics of the land 

market in the peri-urban areas of Maputo and Matola, which could also represent 

the current market in other cities in Mozambique, such as Nampula and Nacala. The 

main aspects of the land market in the peri-urban areas are the following: (i) sale 

and purchase of land by non-official means other than through the municipality; (ii) 

transfer of the land use rights through sub-division of land and renting; (iii) increase 

in use of land for speculative purposes; (iv) lack of regulation in the market; and (v) 

high market dynamics in areas served with infrastructure.  The monetary urban land 

market practices identified as buying and selling infrastructure and buying and 

selling land and the rental market will be discussed in the following sections.  
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6.2.3 Transacting patterns and intermediaries 

6.2.3.1 Buying and selling in the land market 

The systems of various land markets are highly interlinked and do not float free from 

power relations, where social structures play a significant role in the process of 

establishing transactions. The land markets function technically outside the 

regulatory and legal frameworks but are organized as local land management and 

regulatory systems. The social legitimacy and credibility is created by the 

involvement of a large variety of players, including families, neighbours, members of 

local authorities and state officials (Kihato and Royston 2013). 

Generally, transactions in informal markets are transactions regarding 

mainly new land through subdivision. New land is generally supplied by owners 

holding the land through simple occupation, or through purchase, and the later 

made available to newcomers. Where holder or occupiers possess larger plots that 

are obtained through inheritance or with the assistance of neighbourhood leaders 

and municipal employees, these owners will subdivide or rent parts of their plots of 

peri-urban land where there is no formal plot demarcation (Negrão, 2011). As a 

result, consolidated areas are being densified and new settlements with low density 

established in the peripheral areas. 

The informal subdivision of land and demarcation will result in a new spatial 

order with the involvement of traditional local authorities. In the process of property 

acquisition, local authorities use their contacts to sell plots. Their involvement in 

allocation of demarcated land – whether developed by the municipality, or through 

allocation of ‘available’ land in unplanned areas – usually involves a kind of payment 

for recognizing property transactions. Many times, the land sale of these plots leads 

to multiple allocations, resulting in land conflicts.   

These traditional local authorities operate in non-official planning processes, 

which contribute to a commodification of land management (Andersen et al. 

2015b). Recent research developed by Urban LandMark (2013) in the city of Tete 

identified that the local authorities have a higher participation in the land selling 

transactions that took place in the researched urban settlements than in all other 
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land or property transactions, such as transfers as a result of inheritance and rent 

negotiations. 

The formalization of the informal land subdivisions is done mainly via a 

certificate issued by the secretário de bairro. Given the significant obstacles of the 

formal DUAT registration, this form of transaction has developed whereby the 

formal system is bypassed. Many households work with the certificate, as identified 

in the household survey conducted in Nampula, in which 47 per cent of the 

respondents possess this certificate as the legal tenure of the land, while 27 per cent 

the DUAT. 

The issuance of the certificate takes place in coordination with the local 

authorities, consisting of the chefe de quarteirão, chefe de bloco and the chefe de 

dez casas. The information is collected in each of their registers and consolidated in 

the register of the secretario de bairro (Raimundo and Raimundo, 2012). Apart from 

the declaração, which is predominantly used, other forms of evidencing a property 

transaction are also used, such as a witnessed transaction registered with the local 

authority, names of new holders listed in register with local authority, and even oral 

testimony regarding transactions (Napier, Berrisford, et al., 2013). In all tenure 

types, the local neighbourhood leaders play a significant role in the allocation and 

management of land. 

Recently, partnerships among the communities of central or peri-urban 

neighbourhoods in Maputo and private firms are reshaping the traditional way of 

land access (see the ‘inverse planning’ cases in Maputo). In Maputo, local leaders 

seem to constantly remain as key actors, even in brand new planning or parcelling 

contexts. In most of the cases, the local leaders keep regulating, as they have always 

done, the DUAT/property transactions among private actors. Nevertheless, within 

the new land title regularization framework, their participation mostly occurs after 

the DUAT emission. In this sense, their role is progressively shifting from the 

planning actions or parcelling to market actions or transactions after the parcelling. 

In Mozambique, even elites and foreign investors do not necessarily follow 

all formal steps to acquire land rights during property transactions. Tax evasion is a 

common practice for DUATs acquisition, which can be easily done by reporting a 
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different – significantly lower – price to the tax authorities. The difference is paid in 

mutual consensus and real estate agents or comissionistas facilitate the transaction. 

The commercialization of customary lands in the existing market triggered 

the arrival of real estate agents (Jenkins, 2004). The so called comissionistas act as 

brokers who facilitate land transactions among landholders, buyers or investors, and 

local authorities. These middlemen have a good knowledge of the available plots for 

sale and have a network of contacts with foreign and local investors. They 

intermediate the sale transactions with the support of the local authorities. 

According to a local agent in Nampula, the comissionista get a commission for each 

transaction based on an extra margin of the sale price, which can vary from 7 to 10 

per cent. In Nampula, they work mainly in the urbanized areas of the city. 

The complex setting of semi-formal markets and semi-functional allocation 

systems make negotiations among the different stakeholders necessary. These 

markets and systems are based on processes and developments that are similar to 

the settlements they produce – a mixture of formal and informal. Hence, they are 

classified as semi-formal, as they are neither strictly informal but also not formal.  

It is important to observe that these acquisition processes in secondary 

cities do not significantly increase the vulnerability of poor communities but also do 

not diminish it. This scenario might change quickly, as the scarcity of land will 

encourage more speculation or vested interests will become more articulated. 

The informal and semi-formal markets, as well as the formal allotments 

done by the local authorities, create a complex scenario that provides gains and 

opportunities for speculation and corruption, but at the same time manages to 

provide land to most people at the level they can afford it. There is evidence that 

eventually the dysfunctionalities within the housing and land sector, as described in 

this report, ensure important benefits for a number of stakeholders, including those 

with the power to change them. The benefits of these dysfunctionalities will be 

discussed in the last chapter. 
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6.2.3.2 Rental markets 

In 1991, it was found that the political and economic development was not 

compatible with the maintenance of the state's monopoly in the urban rental sector. 

Accordingly, the tenancy law (Lei do Inquilinato) approved that, in addition to state 

institutions and state enterprises, individual and collective people may build 

properties for sale, lease or perform other activities related to property rights, if 

properly authorized.  

According to Allen and Johnsen (2008), most urban households still own 

their house (78.6 per cent), while 12.7 per cent live in a rented home, including 

many higher income renters. Andersen et al. (2015b) point out that renting out 

properties has become a common practice in all planned and unplanned areas in 

Maputo. There, the percentage of households that rent is much higher than in other 

urban areas, covering 23 per cent of the population, while 68 per cent are home 

owners. As moving in and out of cities has become an inherent part of life for many, 

most people will need flexible accommodation in the city, which frequently is 

provided in the form of rental housing.  

Currently, even households of the emerging middle class compete with the 

urban poor for spaces in informal settlements. An increasing trend in Maputo, 

among middle class and lower-middle class individuals, is to move away from the 

Bairro Central, rent a house in peri-central or peri-urban neighbourhoods in order to 

save money paying a lower rent and, at the same time, construct a new home 

farther from the centre. In this sense, the rent is used as a temporary solution to 

successively obtain the homeownership (Interview with UN-Habitat officer, October 

2015; interview with Polana Caniço dweller, June 2016).   

Restrictions in accessing mortgage finances to buy houses also contribute to 

the increase in the rental market. Banks will normally lend only to salaried 

individuals whose salary is paid through a bank account and repayments can be 

deducted monthly. People without salaries or a regular income normally cannot get 

any loan through commercial banks (Allen and Johnsen 2008). When assessing an 

application for a loan, most banks apply a ceiling of a 30 per cent household debt-

service ratio, which greatly limits the potential to take bigger loans. Credits secured 
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by mortgage are not a common feature, which is linked to the problem that only the 

building can be mortgaged, but the land-use rights cannot. The absence of financial 

services affects the whole spectrum of housing investments. Housing estates that 

are currently constructed in Maputo are built with external investments in which the 

investor bears the whole risk. In general, credit markets are underdeveloped.  

Outside of Maputo, the rental market is relatively small mainly because of 

the availability of free land in peripheral areas and the ease of land access 

procedures. The extent of rented properties is unknown; however, it is estimated 

that 10 per cent of housing units in urban areas are used for this purpose (UN-

HABITAT, 2005). A similar proportion was also identified in the household survey 

conducted in Nampula, where 13 per cent of the respondents said to live in rented 

properties. 

Landholders profit from the unregulated rental market because of the lack 

of legislation that regulates this category, no clear or established policy about rent, 

land, and housing, and no clear understanding about the actors allowed to rent land. 

This situation is particularly visible in Maputo but also in secondary cities, such as 

Beira, where some rental prices have risen by about 300 per cent in just five years 

(2008-2013). The rental market in secondary cities have increased in demand for 

real estate products and investments in the last years mainly because of high 

population growth and increasing purchasing power of the middle class and 

expatriates coming for the implementation of structural projects. 
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6.2.4 Implications of the land market 

6.2.4.1 Reduction of housing affordability 

According to Malauene et al. (2005), the price of the land and properties in the 

market on urban areas varies greatly depending on several aspects: plot size; 

demand; improvements on the land and buildings; accessibility, public facilities and 

basic infrastructure of the area; proximity to the city centre; and title or other 

document stating rights of transmission. This can be seen in Figure 23, in which plots 

located in central areas, next to public facilities, and where there is higher 

percentage of DUAT have the price per m², almost six times more than the ones 

located in the outskirts or the city (area 7 and 8), or in areas considered as informal 

settlement (area 5). 

Additionally, land and property prices are influenced by a number of non-

market factors. This is because the transactions are not established on a transparent 

basis because of lack of information, corruption in land sales and influence of social 

reciprocity networks in the establishment of prices (Negrão, 2011). The way that 

land is accessed also influences its valorization. Negrão (2011) identified that those 

who had the land allocated through inheritance or simple occupation attributed less 

value to the land than the ones who had the land allocated through the market.  

Figure 23: Comparison between average price per m² and average plot size per area 

Figure  SEQ Figure \* ARABIC 37: Average plot size/estimated price per m2 per researched area in 
Nampula 
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Land and property costs tend to be lower in cities with disperse urban 

growth, where there is less pressure on the housing markets; however, this doesn’t 

mean that prices are not rising. In the survey conducted in Nampula, when 

questioned about the price paid by the property and the estimated value nowadays, 

the households identified a significant valorization of the land. However, the value 

presented might not be the real paid, as there are extra payments involved for 

bribing or tax evasion. 

From all the received answers, 61 per cent have paid up to 20,000 MT for 

the property. When asked about the estimated value of the property nowadays, 35 

per cent of people stated that the minimum value was from 100,000 up to 

5,000,000. This can be partially explained by the investments in the land, where 36 

per cent answered to have spent from 10,000 up to 150,000 MT in improvements. 

However, 51 per cent declared there was an increase in land value because of the 

growth of demand in the market, while 35 per cent answered because of 

investments in the house or plot. 

Another aspect that also interferes with the land valuation is the increase in 

land speculation. From the dwellers interviewed, 26 per cent answered that they 

own a second property, where 28 per cent keep the plot empty, 23 per cent rent out 

and 12 per cent use it for food production (machamba). 

Since prices are not regulated and controlled with a top limit, the land value 

is very high. Also, different plots in the same location and with similar area have very 

different values. In an interview with a comissionista in Nampula, a small plot of 

600m² in the city outskirts can cost from 35,000 up to 50,000 MT. In an expansion 

area, where the basic infrastructure exists, such as Muhala Expansão, a plot can cost 

1 million MT. 

In Nampula, properties are being rented out primarily in the central 

locations. The large demand for higher standard housing promoted a hyper 

appreciation of the real estate prices. There, it is possible to find high-level 

government officials renting out their official residences, which provides them with 

an income much higher than their salary.  According to local real estate agents, the 
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average rent of a two-bedroom apartment or house in a well-located area of 

Nampula can cost 60,000 MT. 

It is noteworthy that rent prices are steeply rising, even in informal 

settlements, because of the lack of more accessible offers, such as through a 

regulated rental market. The operating rental market in the peri-urban areas occurs 

after the land has been occupied for longer periods and results in the subdivision of 

plots. With the increases in the demand, the plot is shared with a family member or 

a friend, who might later buy the land (Negrão, 2011). Outside the city centre of 

Nampula, in all the research areas, 13 per cent of the respondents stated that they 

rent and spend around from 200 to 7,000 MT a month. 

Land is still made available, despite several shortcomings. However, the 

unregulated form in which it is being traded has resulted in land becoming 

increasingly expensive. This continual increase of transaction through the market 

will exclude the poor, where the customary system decreases, resulting in a less just 

system (Negrão, 2011). Where the very poor are selling off their plots, possibly as a 

result of downgrading by the middle class and wealthy households, the so-called 

‘floating population’ will increase and the poor will be pushed to the peripheries 

where they need to resort to the rental market or squatting (Centre for Affordable 

Housing Finance in Africa, 2015).  

6.2.4.2 Gentrification and sprawl – social and spatial segregation 

During the economic boom in recent years, some cities in Mozambique have been 

attracting international interest and investments. The new economic prospects also 

resulted in a growing urban middle class and an elevated housing demand, both in 

central and peripheral sites, giving rise to new housing typologies. A considerable 

part of these typologies are the so-called condomínios horizontais. These are built 

essentially with private investments, where the developer also installs and operates 

basic infrastructure and services. The quick spreading of these residential 

developments made necessary the creation of a specific regulation (Decreto regime 

jurídico dos condomínios) in 2013. While in other neighbouring countries, such as 

South Africa, this typology differentiates in quality, standards and affordability 
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options. In Mozambique, this typology is an option available solely for a very tiny 

elite8, even if the government promotes this kind of settlements as the best option 

for the rising middle class. Usually the private companies or small developers include 

in the residential project basic infrastructures, such as drainage, roads and water 

provision, because of the lack of public investment (Negrão, 2011).  

Gated residential developments, principally investing in the cities of Maputo 

and Matola, are also the spatial output of two distinct factors: (i) the local 

government’s will to promote international standards or visions on how the ‘new 

housing’ in the city should be, and (ii) the lack of technical, financial and, most of all, 

strategic will to develop other kinds of development.  

There were around 30 complexes of 5–10 hectares in Maputo in 2012 (Heer 

2015). The majority were in the Costa do Sol neighbourhood, and they were built 

through what the local authorities define as “an inevitable gentrification process” 

(Mazzolini, 2016) on land previously occupied by “precarious” dwellings or caniço. 

Gated residential developments are also appearing in Beira periphery, Nampula, 

with at least four developments, and in Nacala.  

Gentrification in Mozambique is mostly carried out in the form of 

condominios horizontais, gated residential developments, or multi-story apartment 

buildings. Gentrification in Maputo’s peripheries is studied through the processes of 

changes currently undergoing in some fringes between the ‘formal’ grid of the city 

and poor neighbourhoods in Maputo, with Costa do Sol and Polana Caniço as the 

main cases.  

In Polana Caniço, poor residents have always been selling their plots to a 

wealthier class. From the 1980s to the beginning of the year 2000, this kind of 

process was carried out by a very small economically and politically elite group, but 

recently the gentrification process has developed in many different forms. Heer 

(2015, p. 4) notes: 

“[in] officially illegal, but socially accepted land transactions, 

residents of Polana Caniço are currently selling their land to private real 

                                                           
8 In 2006 in Maputo, the monthly rents in gated communities ranged between $1,800 and $4,000.  



112 
 

estate investors. These real estate investors as well as municipal officials 

would like to transform Polana Caniço into a modern neighbourhood of 

international standards.”  

Usually, the municipality feels obliged to foster these kind of private 

investments, which lead to gentrification of the neighbourhood, because of 

planning, technical and financial resources to promote a different kind of 

development. Nevertheless, some argue that these kinds of processes hugely 

benefit the planning officials in charge of the new plans.  

In some cases, such as in Polana Caniço, a part of the poor population could 

benefit from a new apartment in exchange for the plot of land. Once achieved the 

DUAT, these dwellers remain in the same plot, claiming their right to ‘live in the city’ 

and to benefit from transport or urban amenities, (Mazzolini 2016). 

A study demonstrated that in peri-urban areas of Boane practices of 

transforming the land use from subsistence agriculture to high-value residential 

plots has also led to gentrification. The peasantry is replaced by urban elites through 

allocation of large plots to construct luxury condominiums. The unregulated 

informal market, with the support of local authorities, has taken the land as the 

source of income, therefore making the local communities seek new forms of 

survival (presentation by Eleusio Viegas Filipe in the Urban Research Forum, Maputo 

2016). 

6.2.4.3 Individual land use titles – promoting the land market and impacts on 

women’s vulnerability 

The regularization of land-use titles and housing property has been recently 

emphasized as the ‘unique’ solution to cope with urban expansion, but its impact 

cannot be the expected panacea, if proper urban plans are not tethered to them. On 

the contrary, the new ‘stricter’ planning approach could foster some patterns of 

‘social polarization’, creating residential niches and excluding the urban poor, for 

many reasons, but essentially the following: the poor have almost always felt secure 

about their plot, with or without a title. Surveys carried out during the last 20 years 

document that residents have a strong sense of security of tenure based on mainly 
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three conditions: long-term occupation, belonging to the same condition as the 

majority of urban dwellers, and possessing a document from a local authority stating 

their land rights (Andersen et. al 2015). 

Nevertheless, as land enters the commodification logic, the low-income 

urban groups in informal areas in Maputo “are faced with quite an aggressive land 

market, which is beyond the scope of the traditions and livelihoods with which these 

landholders are aligned” (Andersen et. al 2015). Some cases monitored in Maputo 

(Mazzolini 2016) show how after receiving the DUAT the urban poor tend to sell it 

and move on, supposedly in another non-registered plot. In this sense, the monetary 

transaction allowed by the regularization has a very short-term positive impact on 

the urban poor.  

In addition, the formalization of property rights can affect women’s security 

of land tenure, as many rely on customary land rights, especially in the north of the 

country. Usually, women gain access to land through the husband or men, both in 

case of customary rights and DUAT title. Not only do the men in the community 

generally control land rights (also in the case of collective rights), the control is 

exercised by a committee, which rarely includes a significant number of women. 

Expropriation of women after the loss of their husbands is still an embedded 

dynamic, both in rural and urban areas and no programmes or policies exist to face 

this kind of expropriation.  

Such lack of empowerment of women in land rights has certainly to do with 

their literacy level, personal documentation and the access to proper information. A 

report of Care Economic Development Unit highlighted how urban women are also 

exposed to similar situation. Malauene et al. (2005) studied the phenomenon in 

Nampula and made an income-distinction about urban women. They highlighted 

how middle- and high-income women in urban areas, where the land market is 

consolidated and strong, are prone to register the land rights in their name. 

Regarding low income urban women, the same study found that many women had 

access to a title through many different ways, the main ways being the following: (i) 

the subdivision and allocation by the state after the floods of 2000; (ii) the 
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inheritance from parents or in-laws who had abandoned agriculture; (iii) through 

marriage; and (iv) through purchase.   

Securing the land through the title, especially in a context of growing land 

pressure, might not be the solution for women inclusion. One concern is that the 

process has a cost and women may not have disposable money. Another concern is 

that even in urban areas, the transactions and the disputes are managed by local 

authority leaders who continue acting through the traditional basis.  

Moreover, tribunals and community courts do not follow any logic that 

could protect women’s property rights9. Food and Agriculture Organization of the 

United Nations (FAO) is involved in protecting women in case of land disputes and 

natural resources disputes, training women on how to defend themselves in a 

tribunal or in front of a court. In Nampula, the Association of Women Legal 

Professionals is giving assistance in solving cases and training people in the 

communities about how to claim their legal rights. Of the 450 cases managed by the 

association in 2006, a great part had to do with expropriation of women by the 

husband’s family. Expropriation does not only mean that the land right passes to the 

husband’s family, but also that the goods, home and movables are taken. This occurs 

both in case of formal and informal marriage, and formal or informal agreements 

between the spouses with cases where the families of the husband reject even 

written wills. AIDS widows are particularly susceptible of this kind of expropriation, 

often being accused of witchcraft (Care Economic Development Unit 2011). 

Many women do not feel that they are the owner of the plot, even in the 

case of prolonged occupation or if they become widows. Tradition has always led 

them to make reference to a male person as the owner of the plot. In many cases, 

de facto, male children are considered to be the real owner of the plot – criança 

chefe da familia (Care Economic Development Unit 2011). The current increase of 

land values in peri-urban and rural areas are increasingly intensifying the pressure 

and competition on land and this is eroding even more the situations that could 

somehow protect women’s rights, for example, the Community DUAT. From a 

                                                           
9 Nevertheless, Care’s research points out how women are likely to achieve better results in Tribunals, 

when they have the possibility to recur to them.  
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deeper gender perspective, it is worth overhauling the land title regularization 

approach as the panacea for urban inclusion.  

 

6.3 Location preferences and individual attitudes 

Population growth through natural increase and migration is one of the main 

triggers for urban growth. Beyond actions of the government and market forces, the 

choices that individuals make regarding where they prefer to settle are a 

determinant of the spatial shape, direction and extent of urban growth. In the 

absence of a master-plan based, intentional approach for the making of cities, the 

debate on the compact city versus a planned expansion (or in its processual version 

of densification and allotment for new urbanization) is essentially a question of 

location choices. People choose where to live based on an intricate balancing of 

their options, priorities and constraints. In itself, this will always be a trade-off: will a 

family decide to live closer to their family or to the children’s school? Will they pick a 

larger plot in the suburbs, where distances to work will be longer and costlier, or 

stay in a cramped place in the city centre where rents are high? In the words of 

Eliasson (2010, p. 138):  

 

“A household’s decisions of residential location, workplace, activities and travel 

pattern are an inextricably entangled weave of mutual interdependencies and 

constraints. Each of these choices is connected to all the others, and each one consists 

of not one single choice but a range of options, all depending on each other and with 

varying degrees of similarity and substitutability. Moreover, the choices are subject 

to a multitude of constraints, such as budget constraints on long and short term, time 

constraints and various scheduling constraints.”  

 

This quote shows that location choices are not static but, as Lawton et al. 

(2012) argue, depend on family’s position in the life-cycle – their needs for space 

and residential preferences changing according to the household situation at certain 

moments in time. Moreover, residential preferences are influenced by culture, 

values and behaviour that differ across regions. 
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These choices and their impacts are related to the processes of which they 

are part. In general terms, the choice for location can be steered directly by (i) 

policies, planning and other regulatory frameworks that permit, promote or forbid 

certain uses or densities, and (ii) the opportunities to access land that are mainly 

determined by the offers from real estate markets that act within or outside these 

frameworks. These have been discussed in the section ‘The Actions of Local 

Government are promoting expansion’. Affordability and how it is influenced by the 

commodification of the land market has been discussed in the section ‘Changing 

land: from social to market-oriented land allocation’. 

Other actions by individuals can influence urban growth. Residential mobility 

–  or whether people choose to live in one place for a longer or shorter time –  and 

the housing stock are mutually dependent (Clark 2012). Clark argues that mobility is 

“the core process which keeps the housing market working” (p. 66). He continues, 

“Mobility has always reflected new housing construction as it is the creation of 

vacancies which fuels change in urban areas and it is this change which is at the 

heart of understanding how mobility interacts with the wider processes of urban 

structural change” (p.66). It is, therefore, important to assess how inclined people 

are to move location. Do they move readily and often? Or do they prefer to stay at 

one location? Do they like their location, feel safe, feel at home where they are or 

would they rather live elsewhere? 

Lastly, since self-help housing is the main mode of access to housing in 

Mozambique, individuals’ attitudes and practices towards housing construction and 

priorities in spending influence the pace of consumption of space not only at 

individual but also at city level. Choice of location, residential mobility and building 

practices will be studied in further detail below.  

6.3.1 Choice of location 

It is important to realize that urban growth in Mozambique is mainly happening 

through a growing urban population that has very limited economic means, which 

forces them to strictly follow opportunities, instead of intentionally influencing the 

scenarios they create. Significant in both numbers and consequent impact, the main 
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builders of urban areas in Mozambique are the poor. Invariably, their first criterion 

will be affordability. This is exacerbated because most people have no access to 

loans, which is not only because of their low incomes, but also the lack of financial 

products available. This relates to the reduced readiness of banks to assume risks, 

grounded in an ill-fated economic development that did not bring productive 

benefits to the local level. The economic growth, which was stated at 6 to 7 per cent 

over the past years (World Bank 2016) was concentrated in few geographic areas 

and sectors and strongly export oriented. Although the corridor cities benefit from 

the recent investments to explore natural resources, there is little diversity and 

growth in the local economic sector, which vice-versa negatively affects the 

circulation of capital on the ground and reduces the potentials of the financial sector 

to provide better services.  

The conditions for economic development remain generally unsatisfactory, 

also in terms of the provision of infrastructure and services, especially electricity and 

water. Consequently, there is very little value creation, and no productive 

development; for example, in a country that produces fruits in seasonal abundance, 

there is not a single canning plant. While labour markets only slowly diversify and 

the income average remains low, the private sector struggles with a lack of trained 

workforce. Moreover, linked to the severe limits to productivity within the country, 

construction materials are expensive, and engineers and architects are often 

brought in from abroad. This all contributes to a vicious circle where the local 

economy does not attract investment, which is also not generated by local economic 

growth, and where salaries and access to finance remain low and hence households 

cannot invest in their real property. Most households have only limited options to 

fulfil their specific requests or desires and compromise on location. 

Still, within these limitations, there are usually options regarding the 

location to settle. These priorities that individuals consider when making a location 

choice influence whether a city grows in a more compact or spatially extended way. 

It is observed that the decision on where to settle is still overwhelmingly made by 

men. Twenty-one percent of female respondents say they were not involved in the 

decision at all (see Figure 24). 
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One important criterion for choosing a specific location is social networks. 

Since newcomers into the city will generally locate themselves with their relatives on 

family plots, this contributes to an urbanization pattern of increasing density as a 

result of incremental construction and housing development. In the graph above, in 

all areas of the household survey, family-related reasons were mentioned as one of 

the main reasons to move to an individual’s current location, which includes both 

the preference of being close to family or friends and inheritance. Social networks – 

having good neighbours or being close to family or friends –  are also named as the 

most important benefits of the area, apart from areas 1 and 2 –  the areas closest to 

the city centre, where the benefits of the location in relation to the city centre and 

accessibility prevail (see Figure 25). 

Figure  SEQ Figure \* ARABIC 38: Household survey respondents’ answer to the question “What was 
the reason to move to this location?” 

Figure 24: Reason to move to location 
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Figure 25: Household survey respondents’ answer to the question: What do you consider the biggest 
benefits of your location? 

 

In his article about modelling the influence of accessibility on the 

household’s location decision, Eliasson (2010) describes that apart from monetary 

budget constraints, there are also time budget constraints, which determine 

people’s choice of location. There is only so much time in a day and certain activities 

need to be carried out: work, school, homework, preparing food and eating, sleeping 

and so on. The distance between these activities and their residential location is 

important, but in addition, what counts is the connectivity between these places. 

This depends, among others, on the availability of transport infrastructure, the 

availability, cost and incidence of public transport, and the extent of congestion. 

While the latter is not yet a problem in Nampula, distances between residential 

areas in the periphery and job opportunities –  mainly situated in the city centre –  

are considerable. The distance from the city centre to household survey research 

area 8 is about 9 km. Taking into account that only 11 per cent of survey 

respondents have a car, 18 per cent have a motorbike, 5 per cent have a bicycle, 

while 66 per cent do not have any of these means of transport, most respondents – 
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61 per cent resort to the chapas, minivans used for public transportation within 

cities, as their primary mode of transport. The results from the household survey 

show that especially respondents from areas 5 and 7 –  the areas with limited 

accessibility –  have much longer daily commuting times (see Figure 26). 

Infrastructure related to mobility, such as roads and railways, invariably 

attracts settlers, thereby shaping the urban growth. This can be clearly seen in the 

map of public and collective transport in Nampula (see Figure 27). Road 

infrastructure has shown to precede as well as follow urban expansion –  people will 

settle as close as possible to existing infrastructure, while with time roads might 

eventually be constructed in those areas that were previously inaccessible. The 

availability of other basic infrastructure – such as water, electricity, sanitation, but 

also education, health, public administration and economic infrastructure – could 

also affect people’s decision on where to settle; however, as there are hardly any 

Figure  SEQ Figure \* ARABIC 40: Average daily commuting time 
per area 

Figure 26: Daily commuting time 
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sites where this infrastructure is available prior to the occupation of the area, it is 

less of a determinant in Mozambique.  

Job opportunities in Mozambique are mainly situated in the city centres; 

therefore, connectivity to the city centre could be an important motivation for the 

choice of location, thus, promoting density. Exceptions are where large industrial 

activities attract large work forces to the outskirts, where they are located and 

thereby generally inducing expansion. Examples are the Mozal factory close to 

Matola, the mining activities around Moatize and the port area development in 

Nacala. 

On the other hand, the advantage of having a larger plot size in areas further 

away from the city centre comes out quite explicitly in the household survey 

question on respondents’ main reason to move to this location (see Figure 28). In 

fact, the average plot size does not increase in a linear way from area 1, closest to 

Figure 27: Map of public and collective transport in Nampula 
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the city centre, to area 8, but varies in correlation with the household income. Area 

5, which has a significantly larger number of people earning less than 3,000 MT 

monthly, also has considerably smaller plot sizes. Areas 6, 7 and 8 then have larger 

plot sizes, whereas between these three areas, the average monthly income does 

not increase. The preference for bigger plot sizes obviously advances sprawl. 

 

Lastly, perceptions of safety may influence compactness. The chief of the 

administrative post of Muhala in Nampula explained that a lot of people prefer the 

centre or at least the denser parts of the city because of safety reasons: since houses 

are closer to each other, there is more social control and cohesion, which increases 

the perception of safety (in interview, 24 March 2016).  

6.3.2 Residential mobility  

It is common for a city’s population not to be steady – a certain number of people 

moving around. Statistics, however, do not cover circular migration, but only the in- 

and out-flux, indicating for Nampula municipality between 2002 and 2007 an 

average annual immigration rate of 4 per cent and an emigration rate of 3.2 per cent 

Figure 28: ‘Plot size mentioned as main reason to move to location’ and ‘Average monthly income versus 
average plot size per area’ 
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(INE, 2013). The household survey also shows that only 21 per cent of the survey 

respondents have never moved, 7 per cent lived in the same area but in a different 

house, 44 per cent have lived in a different area in Nampula, while 28 per cent have 

lived outside Nampula before (see Figure 29). The main reason to move to Nampula 

is because of a job, as cited by 38 per cent of respondents. Regarding moving to a 

new house within Nampula, the main reasons mentioned are because of the low – 

or even free –  price of the property or rent, and the distance to the job.  

 

Figure 29: Household survey respondents’ answer to the question: Have you lived in a different 
location before?  Sample size = 562 

 

Nampula’s high migration rate indicates residential mobility. If people move 

around a lot, there needs to be a bigger housing stock, or in the case of 

Mozambique, availability of land for self-help housing, which leads to an increased 

consumption of land. Therefore, people’s mobility also influences urban expansion. 

From the data from the household survey as shown in Figure 31, it can be observed 

that area 1, followed by areas 2 and 3 have a high percentage of people who have 

lived in the area for a long time. This is logical since these three areas have been 

consolidated for a longer time. Satellite images available for 2007 and 2015 show 

that area 4 densified heavily during these 8 years, occupying a fertile area along a 

small river; while areas 5 to 8 used to have only marginal land occupation until 

recently. This is reflected in the fact that around 40 to 60 per cent of respondents in 
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areas 5 to 8 have lived there for less than two years, and clearly shows the rapid 

expansion of the city over the past few years, in line with observations from the GIS 

analysis.  

 

 

 

 

Just over half of respondents – 52 per cent, indicate that they would prefer 

to live elsewhere in the city, with better accessibility – 31 per cent per cent, and 

good neighbours –  22 per cent, being their main expectations from the new area. In 

Figure 31: Ownership or renting 

Figure 30: Household survey respondents’ answer to the question: How long have you been living in 
this location? 
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case such opportunities come up, they might consider moving. However, when 

looking at the ratio of renters to owners (see Figure 30), the high ratio of property 

owners stands out. Homeowners generally are less likely to move in comparison to 

renters (Head and Lloyd-Ellis, 2012); this indicates that the land market is catering 

especially to newcomers, and only to a lesser extent to current residents.   

This situation is further confirmed by the high percentage of people who 

consider themselves a permanent resident of the area –  73 per cent, the low 

incidence of living in a risk area (see Figure 33) and the minority perceived threat of 

eviction (see Figure 32). Raimundo and Raimundo (2012) observed that in 

settlements in Maputo, people were not willing to leave their plots unless very 

exceptional circumstances existed.  

 

6.3.3 Building attitudes and practices 

Because of the lack of financial options, houses in Mozambican cities are usually 

built at a very slow pace. The combination of a poor population and the absence of 

credit institutions that will lend to these people mean that most houses are built 

gradually, bits and pieces being added as money becomes available. Investing in 

housing is a high priority: it is after investing in a business the most stated option 

when respondents of the household survey were asked what they would do with 

100,000 MT – 26 per cent would invest in building a new house on their plot, 9 per 

Figure 32: Threat of eviction 

Figure 33: Living in a risk area 
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cent would buy real estate and move away, and 6 per cent chose another option, 

among which many mentioned they would improve their house (see Figure 34). 

 

 

Figure 34: Household survey respondents’ answer to the question: If you win a lottery with MZN 
100.000 how will you utilize this amount of money? 

When households make the decision to build with improved material (no 

longer building the traditional mud houses), many tend to dream big, starting large 

construction sites with many rooms, which slows the process even further. Even 

though households tend to move in as soon as they manage a roof over (part of) 

Figure 35: Unfinished construction - Nampula, 2016 
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their house, many plots are unoccupied for years on end (see Figure 35), thus 

contributing to expansion as other interested parties must look for land elsewhere.  

6.3.4 Implications 

Both densification and expansion tendencies have been observed as the result of 

individual choices of location, residential mobility and building attitudes and 

practices. Densification takes place not as a process of verticalization but as an 

intensification of the use of urban floor. Expansion resulting from individual 

preferences on the other hand mainly takes place in a contiguous manner, as the 

search for sufficient available space is a trade-off between proximity, accessibility, 

and affordability. 

Three core processes of the current urbanization can be observed: (i) peri-

urbanization, that is, the construction of mainly precarious houses in still 

predominantly rural areas; (ii) densification of former peripheral areas that are 

locked in between the centre and the urban fringe, and that attract more durable 

housing; and (iii) flows from and into the central areas, where the increase of the 

built density does not necessarily correspond to the decreasing population densities, 

which is mainly from converting the use of spaces.  

These processes are not necessarily consecutive but happen in different 

order and in parallel, along with being interlinked and functioning in all directions. It 

can be observed, for example, that more centrally located households also shift 

location into the peripheries, if the location advantage is convincing – which most 

often lies in having a bigger plot. The visible result of this scenario is the current 

urban form with its occupational patterns and its imminent problems.  

It can be already concluded here that the urban stakeholders do not yet 

recognize the potential benefits of a better structured urbanization, although there 

is evidence of negative impacts because of the dispersed urban sprawl. These 

negative impacts include the increasing difficulty in providing infrastructure and 

services in urban areas, long routes within the city and consequently the increased 

costs of doing business and hindrances for developing a sustainable local economy. 
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However, this setting is seemingly not perceived as problematic by the 

stakeholders involved. Rather the opposite has to be stated: many of the 

stakeholders have accommodated to the setting and even manage to draw personal 

benefits from it (see section ‘Benefits of dysfunctionalities’). 

This leads to the importance of discussing the intentions behind the 

processes of urban growth. Mozambique, unlike other rapidly urbanizing countries, 

has no strict anti-urbanization policy. As indicated through the authors’ research, a 

pragmatic response for accommodating new populations has evolved in all growing 

cities. However, this represents only a temporary solution that will contribute to a 

set of new problems in the long term. The lack of the intention to plan and steer 

growth will result in low economic development paired with the future need to redo 

and reorder many urban areas within the next decades. As experiences from other 

countries indicate, economic losses are mainly because of unplanned development: 

implementing new grids over chaotically grown structures ad posteriori is 

unavoidable, especially when intending to densify the areas. This means that 

infrastructure and housing must be rebuilt partially from scratch. 

7 Conclusions 

The research led to three main conclusions that can also be aligned with the 

previously made distinction between actors, processes and outcomes. In terms of 

actors, the findings made it evident that within the complex setting of a semi-formal 

market organization, all stakeholders managed to accommodate and pursue their 

own interest. For this conclusion, the researchers coined the term ‘benefits of 

dysfunctionalities’, which presents a common obstacle in developing countries, 

despite not often being recognized in terms of its negative long-term impacts.  

The second conclusion relates to the process of urbanization, which does 

not follow a specific plan or paradigm, and hence does not produce outcomes that 

could be related to a specific spatial concept. However, some elements within this 

process can be attributed to expansion, as well as densification, which makes them 

part of a larger coherent whole. Moreover, this interconnection between the two is 
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also of chronological and spatial relevance, which has implications for the process 

itself.  

The third conclusion looks into the impacts of unsustainable urban growth, 

which is strongly related to the first two conclusions, mainly in terms of the 

organization of spatial development. From the evidence collected, the spatial 

patterns are the outcomes of the urbanization processes, but not the root cause of 

the attested unsustainability. In this third conclusion, the organization of space will 

be discussed as a process that needs to be oriented through models that serve 

urban sustainability.  

 

7.1 Benefits of dysfunctionalities  

In many African countries, the dysfunctionality of the planning, legal, and 

administrative apparatus have been related to a general lack of transparency 

regarding how land is allocated, transmitted or ‘purchased’. With the coexistence of 

different land management systems, both pre- and post-colonial, as a primary issue, 

legal disputes related to land and property are inevitable, in regards to ownership, 

subdivision, taxation, or tenant problems. 

In Mozambique, most housing lack all or some of the required permits, and 

the majority of the plots are ‘informally’ registered or unregistered. This is mainly 

because of the dysfunctional administrative processes for acquiring either a land-use 

title, or a construction permit, as these processes are neither consistent nor 

systematic.  

Even businesses, workshops, and other commercial constructions do not 

always acquire all legal documents. The bureaucratic process has always been slow 

and the local authorities, therefore, have been recognizing customary land rights, as 

opposed to taking action against buildings erected without the necessary 

permission. Thus, this kind of production of space remains the predominant, and 

socially accepted, modality within the peri-urban areas of Mozambique. The current 

legal status of a building, or the registration of a plot, generally has had little impact 

on the social or economic situation of the owner; for example, even though it is 
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possible to apply for a construction permit for houses made from local ‘non-durable’ 

materials, most self-producers would not see this as a necessity. Notwithstanding, 

formal housing can also exist in more precarious areas. Consequently, a situation has 

arisen where neither the homeowner feels the obligation to formalize their 

property, nor the municipality to acknowledge the right of the formalized 

homeowners by connecting their property to infrastructure. Therefore, the 

formalization process has become quite insignificant for both parties and does not 

prove to be a tool to either steer or manage urban development.  

In the case of Mozambique, two major types of dysfunctionalities can be 

identified: ante dysfunctionality, that is, the inability of the planning system to 

manage and control expansion; and post dysfunctionality – with the majority of the 

acquired DUATs not being recognized or registered in the cadastre, and hence 

remaining outside of the system. Between these two types, there are all kinds of 

variations and different levels of formality. It is important to stress once again that 

these inconsistent processes are culturally, socially and, to a certain level, even 

legally accepted and embedded into the contemporary setting of land acquisition. 

7.1.1 Technical and institutional dysfunctionalities 

The overlap of planning actors, and the lack of clarity regarding the specific duties 

among the various entities responsible for planning, has always been highlighted – 

in particular, among MITADER, MEF, MAEFP and the DNTF, the cadastre authority. 

Apart from this, technical dysfunctionalities complicate the scenario, such as the 

overlap or non-correspondence of plot position during the digitization process 

(Direção Nacional de Terras e Florestas, Apresentação, 2011). This is mainly because 

of the inconsistencies of the data provided by the cartography compared to the geo-

referenced data.  Such problems emerged during the process of registration of all 

occupied parcels, which began in 2003 and is now supported by municipal projects 

for land registration. In general, there is a widespread consensus that institutional 

weaknesses that cause the deficiencies derive from a lack of plans, staff and budget. 

However, the scarcity of resources goes hand in hand with the lack of clarity about 

available land for investments; there is neither a clear commitment to protect 
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communities’ land, nor is there a legal definition for the status of ‘land for 

investment’. This weakens potential protective measures and the rule of law, as it 

extends the outreach of the informal market even to community land.  

Nevertheless, in the light of the recent urban expansion trends and through 

the massive regularization programmes, a shift from the ‘recognition’ of rights to the 

‘allocation’ of rights has been witnessed. This shift holds the potential to reshape the 

culturally embedded set of benefits deriving from a dysfunctional land market.  

It is quite predictable that unattended urbanization soon will be the major 

cause for many future challenges. Because of the lack of policies that would be able 

to steer growth in its different aspects, the major bulk of the hidden costs of 

urbanization will be borne by the poor – as they will have to settle at underserved 

urban peripheries. This will result in aggravating the urban divide and further 

contributing to social and economic fragmentation. 

7.1.2 Benefits specified by actors  

The benefits derived from the dysfunctionality of the land regulatory system, and of 

the urban land market in Mozambique, are visible and well-known by almost all 

urban actors, but they are not properly studied and documented in terms of 

literature. Over the past few decades, those benefits have been addressed in terms 

of land access, most of all considering the appropriation of peripheral land by a 

wealthier elite starting in 1980s or even by civil servants within the municipalities. 

The most common documented land processes are private land transactions, even 

in case of non-possession of DUAT –  thus, with a clear benefit for the land-seeking 

elite and a further dislocation of the urban poor. The second issue related to land 

access is poor levels of land management transparency, which benefits civil servants 

or planning officers through the perpetration of corruptive modalities in land 

allocation or DUAT emissions. These two mentioned dynamics are strictly linked to 

each other and with other actors as well. The benefits to these interlinked actors are 

further explained in the following points: 



132 
 

• Real estate agents: their benefits mainly derive from the combination of two 

factors: (i) the lack of a formal market within a context of (ii) increasing 

urban land demand.  

• Local leaders: who seek their own benefit and often act as real estate 

mediators when a private transaction occurs, frequently with a monetary 

compensation. This is particularly the case for informal settlements, where 

cultural habits interweave with new dynamics of land access (see the case of 

inverse planning in Costa do Sol, Maputo) or peri-urban settlements where 

local authorities still play a crucial, traditional, and post-colonial role in land 

allocation, subdivision and administration by transmitting the householders 

request to the municipality.  

• Land owners or users: it needs to be pointed out first that the ‘informal’ 

character of the settlements does not always represent a level of 

vulnerability. Both urban dwellers and the authorities rely more on 

negotiation and finding agreeable compromises, than on legal titles and the 

possession of construction permits. Although the selling of the land is not 

permitted by the law, as already stressed, a consolidated land market does 

exist and everyone can actually buy or sell a DUAT or a dwelling, and thus, 

the plot as well. Land owners are generally well compensated in the case of 

such private transactions, although in many cases the urban poor hold a 

more vulnerable position within the land market. The main reasons of such a 

market-led vulnerability are as follows: (i) the rapidity of the transaction; (ii) 

the fact that a very poor household may not know the real value of their 

DUAT/house in peripheral areas; (iii) the lack of negotiation possibilities; (iv) 

and the absence of mediators or of social ties or networks. Nevertheless, 

with the latest urban trends and with the increasing involvement of the 

private sector in the peri-urban planning and development, there are clear 

signals, at least in Maputo, of how even the poorest segments of the society 

have a renewed consciousness concerning the real value of their land, as 

well as their potential power in negotiation (Mazzolini 2006). These factors 

were highlighted in the interview with Polana Caniço Committee President 



 

133 
 

(June 2016), and the interview with Costa do Sol neighbourhood 

administration officer. For example, in the thriving area of Polana Caniço A 

in Maputo, 13 low-income or poor inhabitants, after receiving their DUATs, 

sold their house - casa comboio in exchange for a flat in a new building 

(2016, on-going process). In this sense, the dysfunctionality of the land 

planning and regulation permitted the entrance of new actors, the 

reshaping of the land market, and allowed some excluded householders to 

enter a new process and achieve better compensation.  

• The local authorities at Municipal level: a big component of the benefits 

derived from the dysfunctionalities in land and housing markets is strictly 

linked with corruptive modalities, such as the illegal selling of plots, like 

selling of plots without DUAT or plots in unsafe zones, or the emission of 

DUATs, even in the case of noncompliance with the regulations. For this 

reason, the recently developed municipal plan in Maputo – ProMaputo – 

aims to enable public and civil society oversight to reinforce internal efforts 

to reduce administrative irregularities and corrupt practices (ProMaputo II 

document, 2015). Nevertheless, there are sufficient proofs that these actors, 

such as the Chefe do Quarteirão or Chefe do bairro, are also reinventing 

their role within this new regulatory framework (Mazzolini, interview with 

Costa Do Sol neighbourhood functionary, June 2016).  

• The private sector: in Maputo, the local private sector, through its technical 

expertise and the deep knowledge of the local realpolitik, seems proactive in 

substituting the local planning authorities by providing urbanization and 

parcelling plans when and where the inhabitants require them and where 

the municipality is not able to implement such actions.  

7.1.3 Socio-economic benefits 

Razzaz (1994) describes the socio-economic benefits as the ability to benefit from 

the inconsistencies in strategies and administrative arrangements. In this sense, two 

main sets of advantages can be distinguished: 
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(i) The advantages related to the inconsistency of the planning and 

regulatory apparatus, which provides a higher level of legitimacy of the customary 

land access systems. These advantages are particularly important for the 

marginalized members of society, both in rural and urban areas. De facto, most of 

the Mozambican population achieve their land and location interest in accordance 

with customary norms and practices. Nevertheless, customary practices do not 

benefit all the inhabitants in the same manner: men generally draw the most benefit 

from customary land transactions, while women basically remain excluded from the 

process of land acquisition (ACIS 2012). 

(ii) The advantages resulting from new actors entering the planning process 

to substitute tasks of the local administration because of their limited technical and 

human resources. This becomes visible in Maputo’s most demanded zones, where 

land pressure is high and where any parcelling plan that ‘works’, or rather that fits 

the minimum spatial standards, is automatically approved. This kind of attitude is 

fostering a market competition among local architects and topographers and some 

communities; for example, the Costa do Sol neighbourhood relies entirely on the 

private sector to have their zone ‘planned’. The entrance of a local private sector 

seems to have benefitted the inhabitants from all social strata, increasing their 

knowledge about the real price of their plot, thus allowing them to sell and 

negotiate at a fair price (interview with Costa do Sol residents, June 2016; interview 

with Costa do Sol neighbourhood official, June 2016).  

(iii) Social cohesion: in some cases, particularly in the expansion zones of 

Maputo, at the fringes between the ‘formal’ grid and the ‘unofficially planned’ areas 

(Jenkins 2004), the lack of a clear positioning of the municipality in the land conflicts 

has led to a renewed social cohesion (regardless of the involved social classes), a 

sense of community and creativity in problem solving.  

7.1.4 Consequences for the social fabric 

The short-term benefits are related to the customary occupation rights, based on a 

general lack of clarity about how to lead with the ocupação de boa fé, in lucrative 

zones undergoing high market pressure, while considering that this kind of 
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occupation is regulated through oral norms and testified proceedings, without any 

documentation. The level of protection of occupational rights gives the urban poor 

great benefits in terms of land tenure security, and consequently in terms of urban 

and social inclusion – as land is managed through a superposition of a traditional, 

hence ‘formalize-able’ framework, since it is legally, culturally, and socially accepted.  

Nevertheless, this specific advantage of the poor holding land can cause 

general constraints for sustainable urbanization. Plots that are only occupied 

because of customary rights are not included in an urbanization plan, with the 

consequence of lacking a DUAT and a formal title. Without these, the urban poor 

have less negotiation powers, are more vulnerable to market pressures, and might 

be forced to move away. The benefits of dysfunctionalities tend to favour the more 

powerful, as opposed to efficient planning, which has the function of equilibrating 

the interests of differently equipped stakeholders. When the scarcity of available 

land increases, the competition will get more severe. The vulnerability of the poor 

could then result in general disadvantages for the urban fabric in the long term. The 

inability of poorer landholders to invest at scale in their real property could be 

turned into a convenient argument to evict them from their plots, in order to make 

room for investor-driven development. This will foster urban inequalities and 

gentrification and lead to the appearance of a dual city, where private transactions 

will discriminate the poorer segments of society.  

These kinds of foreseeable outcomes of current urbanization trends are far 

more worrying than the question of how these processes can be better organized 

via spatial concepts. The discussion of compactness versus expansion neutralizes 

crucial socio-economic aspects.  

 

7.2 Urban processes impact form and function 

Any policy for urban development requires the conceptual understanding of not 

only the spatial processes, but also how to steer their impacts and achieve positive 

outcomes. In the absence of an authority sufficiently equipped with capacities to 

plan and implement, hardly any traces can be found of a conceptual approach to 
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improve the urban areas in Mozambique. Decision makers and technical staff both 

see their roles in structuring a self-induced dynamic of urban development, which at 

best means to structurally steer it and in most cases, only to control and monitor its 

results partially. 

As the authors’ research shows, most of the processes that create the urban 

form can be attributed to individual actions and scattered interventions of the public 

sector. Some of these (such as the construction of roads or the allocation of areas 

for new settlements) can be significant in scale, investment and resulting impacts, 

but they do not follow a specific intention regarding a desired urban form.  

An important finding was that markets – regardless of their formal or 

informal character – function in the context of the political conditions and do not 

directly oppose the political and legal regimes, but rather hold advantages for the 

stakeholders who are active within land allocation, for which the study coined the 

term of ‘benefits of the dysfunctionality’. The dysfunctional legal processes still do 

not impede opportunities to foster negotiations that satisfy all involved 

stakeholders. The inefficiency of steering and planning in Mozambique enables 

individuals and corporations to continue ‘self-made urbanism’, which is eventually 

harmful for the functionality of the urban fabric.  

In other words, the benefits of the dysfunctionality of the land allocation, 

administration, and management are mainly economic and immediate; meanwhile 

the detriments resulting from the dysfunctionalities of the urban form are 

unsustainable and long-lasting. The aforementioned future costs for reformation 

and repair of urban areas are currently not considered and will thus aggravate future 

negative impacts. Given the current depression and slow economic growth, there 

are few alternatives to a dual city that already emerges in the larger cities and will 

ultimately dominate the urban patterns in the country. 

The impact of settlements on newly acquired or occupied land is 

unsatisfactory from the perspective of efficient land use. It seems that urban density 

on its own is no panacea for urban, economic, and population growth (Turok 2015).  

Rather the contrary happens in Mozambique, where density is a feature of slums 

and poor informal settlements. In fact, density is the first indicator mentioned when 
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defining how a settlement or cluster of houses can be defined as ‘informa’” in a 

Mozambican city. The indicators used are density, income, social condition, legal 

condition (DUAT possession), and presence of infrastructure and 

services.  Nevertheless, the use of the density parameter for the definition of what is 

informal is progressively undergoing a revision (Lage 2013), considering that this 

kind of definition is no longer applicable in areas where the family sizes are 

constantly varying.  

The interest in marginal lands has increased because of the growing scarcity 

of suitable areas to develop human settlements. Some experts believe that there is 

not enough suitable land available for expansion, and that this issue is related to a 

lack of free space in buildable areas.  

“The municipality makes a plan with areas for roads, infrastructure, [and] 

housing, but the people start to build their houses, they start to occupy, and there 

are no schools, no public spaces...[Furthermore], there are no resources to build the 

roads, so the space is used for housing,” stated a professor from CEDH (in interview, 

1 April 2016). The spontaneous occupation of risk areas negatively affects the overall 

quality of the urban environment, especially in scenarios where there is poor 

sanitation. It enhances the susceptibility to flooding, which is already a major risk in 

the country. 

Despite urban areas becoming increasingly important in demographic, 

economic and political terms, they continue to be a low priority for the national 

government. It might even be argued that the last wave of foreign investment has 

reverted to a rather neo-colonial position of exploitation of natural resources – 

energy, mineral, and agricultural resources – usually by foreign direct investors, 

including the emerging industrial countries (Brazil, India, and China), and does not 

focus on urban areas explicitly (Nielsen, 2012). 

Revisiting the research question, which sought to find the right balance 

between making room for new urban land expansion and promoting compactness, 

resulted in the conclusion that the solution is not in the choice of the two 

alternatives. Through the study, it was conceived that a hybrid model of urban forms 

would not simply lead to more sustainable urban growth. The first chapters of this 
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monograph already have indicated the limits of this conception for Mozambique. 

The research originally intended to see how these concepts can best complement 

each other. However, while assessing current urbanization patterns and urban forms 

in Mozambique, it became apparent that the concepts should be understood as 

consecutive stages of development, as further explained in the box below.  

 

Box 1 

Densification through expansion 

 

The concepts are not necessarily contradicting each other; they can be also 

understood in a successive order, where planned expansion prepares for 

compacting the urban area in the future.   

Urban expansion is mainly a response to a high demand for new areas, which results 

from ongoing urban population growth. Areas with planned expansion are not 

necessarily less dense than more central areas in terms of permitted urban floor use 

ratios, but still need to be built up and developed in the future.   

The ‘compact city’, on the other hand, brings the image of a final product to one’s 

mind, that is, of an established urban from where urban growth is not a significant 

factor anymore, and where new populations can be integrated into the existing 

areas through further densification. There is no example for compact growth over 

new territory, thus, the concept of compactness does not include in its theory an 

urban fringe. Therefore, the two concepts cannot be compared against each other 

as they address different steps in the chronology of urban development.  

In simplified terms, expansion can lead to the more mature form of compactness, 

although this is only a possibility and depends on a number of factors. In rapidly 

growing cities, planned expansion can be understood as an instrument to structure 

and order physical growth in a way that ensures the efficient future densification of 

the areas and eventually leads to a compact city.  
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This process has been studied extensively in the Americas, where such pre-colonial 

cities as Tenochtitlan and later the colonial cities introduced a chess-board grid to 

the urban areas as the predominant pattern that was also applied in the informal 

allotment for new peripheral settlements (Azuela 1993). On both sub-continents, 

there are numerous examples of posterior densification over the same street grid, 

including New York, Mexico City and Sao Paolo, but also smaller cities such as New 

Orleans, Puebla, and Fortaleza.  

A central lesson learnt from these examples is that the physical structure is decisive 

for its sustainability. The given structure of the expansion determines the future 

possibility for the built environment to grow above the same plots.  

 

7.3 Growth needs to be managed, not the spatial patterns  

It is not surprising that current urban growth contributes to unsustainable 

urbanization. The research indicates the form of cities in Mozambique is the most 

evident expression of inefficient and harmful development. However, it is the 

management of cities that jeopardize future development, while the urban shape is 

only the spatial outcome of such inefficiency.  

The unsustainable outcomes of urban growth are product of false incentives 

and shortcomings in the organization of spatial development.  Short-term benefits 

and the little attention given to the impacts of an inefficient consumption of land –

combined with lack of clarity when it comes to the responsibility of the diverse 

stakeholders – have created severe obstacles for urban development. These cannot 

be overcome by promoting specific spatial plans or concepts. Again, the two spatial 

concepts of urbanization are not of crucial relevance for explaining, let alone 

guiding, the current urban processes. 

 The final section of this chapter illustrates the important interdependencies 

of spatial organization, urban sustainability, and development processes with the 

example of urban economies.  
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7.3.1 Local economic development 

Many people have argued that urban and economic growth are inseparable. 

Although this correlation is evident for most cities, the specific conditions for this 

interdependency, particularly which growth follows the other and what is their 

respective proportional impact, cannot be expressed in a formula. There are too 

many variables – starting from the national economic framework, governance 

conditions, kind of population growth, increase in availability of skilled labour (which 

depends on the efficiency of education and health services among others), and so 

forth. All these variables contribute to both economic and urban growth.  

Urban form can claim to contribute to enabling an economic environment, 

but again, these possible contributors depend not on the form alone, but on the 

flows that it can accommodate, mainly in terms of access to goods and assets, the 

proximity to value chains, infrastructures and clients, among others. The benefits of 

location for the private sector are determined by proximity, as well as quick and 

easy access. Producing enterprises need to be close to infrastructure, such as 

electricity and water. They also need to be in reach of the workforce they need, and 

to the clients to whom they sell their products. This translates into the issue of 

proximity to main transportation routes (railway, highways and harbours), which 

ensures that the clients can be easily reached. It is these kinds of flows that 

determine the development of the private sector, and ultimately the success of any 

business. However, a central location is only one of the number of considerations, 

even for a local enterprise, for the cost-benefit analysis, which depends on the 

specific business. The location benefit is not only in relation to the mono- or poly-

centric structure of the city where the enterprise is located but is also oriented 

towards regional and even supra-regional networks, which are part of value and 

production chains. 

Although the benefits of compactness for the private sector and individual 

households have been proven in other contexts, these benefits need a number of 

pre-conditions that are not given in the country. Confronted with the lack of basic 

services and minimum hygienic standards, it is hard to argue for more density and 

compactness. The current urban form of secondary cities in Mozambique mainly 
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follows a layout driven by short-term opportunities, which also means that 

agglomeration benefits are not taken into considerations, and hence are also not 

fostered. Important preconditions for these benefits, such as economic clusters or 

specialized labour markets are simply non-existent outside of Maputo, the only 

significant urban economy of scale. 

The lack of a vibrant, diversified economy in secondary cities constitutes a 

vicious circle: where economic development is not triggered, while ongoing rapid 

urbanization tends to even distort the economic structure of urban areas. The 

spatial growth process is not accompanied by a spatial concentration of economic 

activities and places new stress, mainly on the urban fringe.  

A better targeted provision of infrastructure could serve as incubators for 

urban economic development, but this would require a dedicated urban economic 

policy. 

Since land is a limited and non-reproduce-able resource, it means that there 

are long-term implications on the spatial layout of both the urban economy, as well 

as, the social fabric of cities. Spatial organization matters but needs to be discussed 

as a process; oriented through holistic models that serve urban sustainability - of 

which the spatial form is only one aspect. 

 

7.4 Proposals for future research 

This research agenda is built around thematic areas of urbanization and urban form, 

and differentiates between the various drivers of urban development, their origins 

and motivations. These drivers need to be further investigated to develop policy 

recommendations and support informed decision making. They can be divided into 

three relevant realms: (1) capacities to steer and monitor urban development; (2) 

factors that influence urban development, and particularly urban growth and 

morphologies; and (3) stakeholders and their activities. These three realms are 

strongly entangled with each other, but should be separated for the purpose of better 

understanding. 
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7.4.1 Steering and monitoring capacities 

Local and national governments have different capacities to steer urban 

development. The corresponding areas for research on these capacities are diverse 

and interdisciplinary. Capacities in this context need to be understood in their broader 

sense, including human, technical and financial capacities. This includes legal 

capacities and, to a certain extent, social and negotiation skills, which are relevant in 

influencing external stakeholders. Moreover, decision-making powers at the local 

level need to be contextualized within institutional capacities, as this determines the 

environment that will influence urban development. 

Special attention should be given to physical development, namely in terms 

of the instruments available to the public sector–specifically, to the local and national 

governments. Apart from policies and planning instruments, management tools and 

enforcement mechanisms for the effective application of rules and regulations to 

react to violations and allegiance (incentive and punishment) are also fundamental. 

Further research on urban planning practises is crucial, along with examining the 

applied concepts and visions of city-making. Although planning itself has a minor 

impact on the more informal processes of urbanization in Mozambique, it is essential 

to understand the gaps between ‘the plan’ and reality. 

This research suggests that the following questions should be raised in 

subsequent research agendas: 

What are the planning instruments, who uses them and with what intention? 

How much do these instruments allow for flexible, yet guided planning approaches? 

What are the standards defined by planning (plot size, zoning and uses), and how do 

these impact urban morphologies? At which levels of government are responsibilities 

outlined regarding urban planning and management? 

In addition, research on policy impacts is necessary. Although policies are not 

limited to a specific level of government, the main initiative for improving urban 
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policies still lie with the national government. Research in this area would also require 

an assessment of the political economy for the urban sector in Mozambique. 

7.4.2 Influencing factors 

Through this study, the researchers identified two central factors that significantly 

influence current urbanization patterns in Mozambique: (a) the land markets, and (b) 

economic development.  

i.) Land Markets 

When analysing access to urban land in Mozambique, it is evident that the informal 

land market is the most applied modality. On the one hand, the lack of regulation and 

control of markets has so far facilitated the access to land for the population as a 

whole. On the other hand, the sophistication of its procedures has impacted the 

affordability of housing for future generations, and threatened the permanence of the 

most disadvantaged in prime locations. The mechanisms of the informal and semi-

formal markets are socially accepted and ignored by local authorities. This happens 

mainly because this lucrative business generates benefits for many actors. In this 

aspect, future research on how rules and regulations affect the decisions of urban 

dwellers and land markets should be further investigated. 

More comprehensive research on housing and land markets should be 

advanced, in terms of defining the quantity and nature of the demand, identifying 

locational preferences, and ultimately, discussing financial mechanisms to support 

the construction of houses, and facilitate access to credit. Research to support specific 

policy advice on how the housing sector can be made more efficient and can better 

cater to the urban poor is imperative. 

This research suggests that the following questions should be raised in 

subsequent research agendas: 

How do people get access to land: comparing time, costs, and networks 

involved in the different ways of obtaining land? How do land rights affect tenure 



144 
 

security? Who holds the land rights in urban areas in Mozambique? What are their 

motivations and intentions regarding land use and intensity? How affordable is urban 

land in Mozambique? Who can afford it, how much they can afford it, and where? 

What mechanisms or good practises exist to avoid land speculation and are they 

applicable in the context of Mozambique? How can land and property prices be 

controlled? 

ii.) Economic development 

The impacts and influences of economic development on urbanization, one 

of many drivers for urbanization, should be prioritized in the research on this subject. 

Economic development often is reviewed on the national level in non-spatial terms; 

however, the balance (or unbalance) of the national economy over the national 

territory is often the main factor for primary cities such as Maputo to grow quicker 

than the rest of the country.  Understanding the economy of place is the entry point 

to organize cities and foster territorial development. Research is necessary to better 

explain the small agglomeration benefits that are currently manifesting in secondary 

cities. 

The potential impacts of a system of cities can trigger diverse economic 

development, yet such a system is neither recognized nor fostered by the national 

government. Studies looking into the existing reciprocity and complementarity that is 

established between some cities would be very relevant (for example, along the 

Nacala corridor). Cities possess certain features that can supplement and strengthen 

each other. The different characteristics, such as coastal, agricultural, industrializing, 

tourist or corridor cities, should be analysed, and economic profiles need to be 

developed. In addition to the research on the economies of the systems of cities, this 

also entails the investigation of economic features of the different cities, down to the 

neighbourhood level where local features (such as mixed uses, informality, land 

markets, and others) dominate the local economic setting. 

This research suggests that the following questions should be raised in 

subsequent research agendas: 
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How can a system of cities be organized in the Mozambican context? How are 

spatial development and urban growth taking place, and how can they become more 

integrated? How do cities evolve spatially over time (using satellite imagery and GIS)? 

Which types of cities can be discerned in Mozambique; what are implications for the 

urban form, and how can this be oriented towards enhancing efficiency in existing and 

future settlements? 

Financing mechanisms for urban development should also be studied in terms 

of what infrastructure should be prioritized to better steer urban growth and the costs 

involved: 

Which financing mechanisms can be applied to cover these costs? Which 

taxes and taxing systems are fair and affordable? What can citizens afford to pay? 

How high is the willingness to pay for taxes, and what are successful strategies to 

encourage this? Which actors could be interested in establishing partnerships for 

urban development, and how can win-win situations be fostered? 

7.4.3 Stakeholders, their activities and actions 

In Mozambique, many stakeholders relevant for urban development are found 

outside of the formal process of planning and management of land. This research 

showed that occupational patterns of the urban floor highly depend on the 

opportunities to access land. The actions adopted by individuals who have very 

limited economic means and do not follow any specific plan or policies of urban 

development are determining the shape and direction of the urban growth.  A 

person’s purchasing power in combination with preferences regarding location and 

building attitudes do affect the densification and expansion of cities. One negative 

impact of this is the presence of urban sprawl. The government’s practises, even if 

limited and not intentional, also contribute to the city’s expansion and promote 

sprawl. Further research on how policies, planning and other regulatory frameworks 

can steer choice for locations that promote certain densities is necessary. 
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Special attention needs to be given to the present and future particularities 

of the Mozambican urban morphologies. It should not be assumed that urban trends 

are universal, or that historic processes of urbanization will repeat regardless of time 

and location. How space is used determines its contribution, as a driver or a 

bottleneck for urban development. In line with the aforementioned ideas, identifying 

‘appropriate’ density for the Mozambican context should be object of further 

research.   

This research suggests that the following questions should be raised in 

subsequent research agendas: 

How do cultural preferences influence desired and actual densities in 

Mozambique? To what extent can lifestyle changes be expected and desirable? How 

can verticalization and quality of life be linked? What would be appropriate densities 

for Mozambican cities, taking into account environmental sustainability, 

agglomeration benefits, affordability concerns and lifestyles? Which scenarios 

regarding urban growth and urban form are likely to happen, and which are 

preferred? How can costs and benefits of these different scenarios best be measured? 

What are the positive and negative aspects of the different scenarios from social, 

economic and environmental perspectives? How can positive aspects be optimized 

and negative aspects mitigated? 

7.4.4 Concluding Remarks 

In respect to spatial transformations, the developed research demonstrated why 

sprawl remains the dominant feature of urban growth in Mozambique. Rather than 

analysing a situation as a static condition, research needs to look at the dynamics of 

sprawl, thus ultimately enabling the estimation of future urban growth and its 

conditions. Further research on urbanization should include spatial, population and 

economic aspects, that is, quantify and measure the growth in different urban areas. 

The motors and trends directing spatial expansion, and the conditions attracting the 

influx of population, should also be identified. To better quantify the current growth 

and predict future growth, new data collection methods should be developed. 



 

147 
 

Additionally, existing planning practices should be adjusted and new strategies 

developed to incorporate these forecasts. 

The review of urbanization prospects should include city-specific, in-depth 

assessments and a research focus on the main drivers of urban growth and urban 

development – which are not necessarily the same. Push factors, for example, 

contribute more to uncontrolled growth, while a sound urban development can 

represent a pull factor in itself. These drivers work within and across systems of cities, 

some of them being distinctive for a specific city or region, others being of a more 

universal nature. 

To better understand the country’s urban growth scenario, it is pivotal to assess 

the real and potential contribution of urban areas to social and economic 

development – which turns out to be a crucial driving force for urban development. 

This is true for most drivers – that is, they have the potential of driving urban 

development but are also driven by it. This contributes to the complexity of this and 

future research, but also helps to better understand the possibilities of steering 

urbanization. For example, evidence of the correlation between urbanization and 

economic growth indicates that with planned urban development better results for 

economic development can be achieved. However, this does not necessarily mean 

that cities that grow faster than others will undoubtedly prosper more. Future 

research should be able to specify the conditions under which this correlation is 

beneficial for urban development and when it is not. 

8 Other contributions 

Below are some examples of topics that were presented during the National Urban 

Research Forum (FUN-P), which took place on 7 and 8 June 2016 in Maputo. IHS 

organized the FUN-P, within the framework of the research presented in this research 

monograph.  
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Box 2 

Implementation challenges of spatial planning in the city of Maputo - Desafios de 

implementação de planos de ordenamento territorial no município de Maputo  

 

Author: César Cunguara 

This paper aims to reflect on the mechanisms that contribute to the materialization 

of spatial planning instruments, so that part of the needs identified by all as a priority 

for the improvement of human settlements can be actually implemented. The paper 

argues that the implementation of Urbanization Plans is one of the main challenges 

faced by the municipalities in Mozambique nowadays. The urban interventions 

focused on solving the problems of informal settlements are usually triggered by 

external factors, such as land speculation and threats to health and environmental 

issues, which categorize them as reactions to old and present problems, lacking a 

vision of future. 

The author emphasizes that municipalities in Mozambique are facing technical and 

institutional weaknesses: (i) incipient community participation, increased urban 

density and poverty levels; (ii) lack of institutional capacity to provide services, 

infrastructure and public facilities; (iii) lack of financial resources for housing finance; 

(iv) difficulty of implementation of legal instruments, which reduces the private 

sector; (v) and little ability to attract investment. However, significant progress has 

been recorded in the governmental framework of local authorities (autarquias) on 

the mechanisms of participation for the active engagement of citizens in democratic, 

inclusive and transparent municipal governance, even though there are still low 

levels of community involvement in participation forums participation. With regard 

to Spatial Planning Instruments, the main weaknesses in implementation are usually 

related to the funding system of the options adopted, in the integration and 

implementation of other complementary instruments, in the institutional capacity 

to operationalize the options of plans and, finally, in the decision-making process of 

the instruments themselves. Participation is also a weakness because in these 

instruments, participation is limited to only two public consultations. 
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The World Bank (2009) states that the funds of autarquias in Mozambique are very 

limited in terms of ability to cover all services and activities of their responsibility, 

although some authorities have made considerable progress in increasing revenues 

and financial management. In general, the lack of resources and inadequate 

financial management systems remain important limiting factors for the full 

compliance of its duties. The urban plans, when implemented, affect directly and 

indirectly the municipal budget in many ways, especially the value of land, as 

emphasized by Huddleston (2005). Thus, differences in property values translate 

almost directly into different tax revenue property or revenue potential associated 

with land uses planned where different land uses cause various patterns of 

municipal spending. On the other hand, the installation of sewage and water 

infrastructure and roads directly affects the property value and the revenue from 

the land development, and the location of certain types of public infrastructure, 

such as structural pathways may have significant impacts on land values providing 

the structure of concentrated development in agglomeration economies. This 

increase in property value, coming from the provision of infrastructures, can cause 

in some situations an increase in the tax burden from direct beneficiaries and 

overvaluation of the cost of basic services, inevitably under the logic of the real 

estate market, leading to the phenomenon of gentrification. Finally, it should be 

noted that in the Mozambican context, despite the negative social effects of the 

phenomenon, it is still commonly seen as a positive mark or effect of the 

urbanization process, and therefore indirectly fostered by the authorities. 

Based on the case study of the city of Maputo, the author highlights that the Spatial 

Planning Instruments in the city of Maputo and Mozambique are in general of 

regulatory nature, referring the planning action to a passive land policy, mainly 

based on land use rules and building permit, overly dependent on private initiatives 

and the housing market. Besides that, although a well-defined hierarchy of land 

management plans exists, in practice, the urban spatial expansion occurs on an ad 

hoc basis, providing little or no infrastructure in most new developing areas. In this 

sense, public-private partnerships can be an important tool to be capitalized in order 
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to implement some urban procedures, which currently are carried out informally in 

a spontaneously and poorly coordinated way on the outskirts of the city, and the 

city will benefit from the process. This should result in new approaches to build 

‘consensus’ between the Municipal Council and the public and private partners, and 

improve transparency and accountability in the use of financial and material 

resources, including budget approval processes, resource allocation and land use. 

World Bank (2009). Desenvolvimento Municipal em Moçambique: As Lições da 

Primeira Década. 

Huddleston, J. (2005). The Intersection between planning and the municipal budget. 

Madison: Lincoln Institute of Land Policy. 

 

Box 3 

Self-produced settlements in the pericentral neighbourhoods of the city of 

Maputo: formation, intervention and housing - Assentamentos autoproduzidos 

nos bairros pericentrais da cidade de Maputo:  formação, intervenção e habitação 

 

Author: Jessica Lage 

This paper discusses the issue of ‘informal’ settlements in developing countries 

related to lack of urban organization and infrastructure, high population and 

housing densities, and poor living conditions. Intervention strategies and policies are 

developed to mitigate the problems, however, one of the major difficulties faced by 

these places is the enforcement of design and construction standards in housing, 

making them poorly adapted to the realities and needs of future residents. In this 

study, the historical context of pericentral – self-produced – neighbourhoods in 

Maputo is researched, focusing on the driving factors and on the problems usually 

faced; the paper questions the concepts and terminologies specifically assigned to 

them. In the neighbourhoods studied there are housing typologies resulting from a 

set of social, economic, political, environmental and cultural rights, which reflect 

specific ways of thinking, of distribution and building of the living space. 
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The author emphasizes that the main factors contributing to the emergence of these 

settlements are the following: lack of affordable housing options; rapid 

urbanization; and urban planning that ignores the socio-economic conditions of the 

population, which cause urban exclusion with the poor population living in areas 

without proper infrastructure and inadequate for living. While the formal urban 

reality follows the process of (i) acquisition of land title, (ii) infrastructure provision, 

(iii) building of house, and (iv) occupying the plot, the informal process is inverse. It 

begins with a spontaneous occupation of small groups of temporary and self-

constructed housing – with the fear of expropriation – consolidating gradually and 

‘cementing up’ with more resistant and definitive materials awaiting the reaction of 

the authorities. Over time, these settlements tend to densify, which makes more 

difficult the removal of houses and inhabitants. The lack of economic conditions of 

the inhabitants, social and spatial marginalization, the predominance of precarious 

buildings – without projects, plans and legalization – and the neglect of the majority 

of services, networks and decent infrastructure are some of the problems that can 

be mentioned. However, there are also benefits that should not be ignored – the 

self-help process, the sense of community, and the building style following aspects 

of people’s life, cultural and identity, which reinforce the concept of space as a social 

product. 

Based on the case study of informal settlements located in the city of Maputo, the 

author stresses the need of a process that includes the participation of the 

inhabitants in the ideation of the place, choice of materials, technological solutions 

and regarding the logic of spatial distribution, creating a connection and a feeling of 

responsibility towards the housing. Moreover, the paper shows that many of the 

neighbourhoods studied do not fit completely the definition of informal settlements 

from UN-Habitat, even though they are still largely considered as informal 

settlements; therefore, there is a need for reformulation of current definitions for 

these places. 

The typologies of the neighbourhoods are exposed to endogenous influences – by 

intrinsic traditional references to their cultural heritage and way of life, the need to 



152 
 

adapt, creativity, use of space and resource contention because of  low income of 

most residents. And they are exposed to exogenous influences – by the growing 

emergence of families with better economic situation in these neighborhoods, as 

well as, the ambition to meet the new notions of modernity and urbanity found in 

referential, functional and aesthetic models, in the ‘cement city’. This duality of 

influences provides an identity to the houses. The city of Maputo is host to a rich 

culture, which can be perceived in the urban fabric and in the construction of 

housing. However, it is necessary to contribute to the development of these features 

with policies and intervention actions and conscious and consistent housing 

production in accordance with the existing reality. 

 

Box 4 

Urban tenure responsive land-use planning: A guide for city-level interventions 

Author: Uchendu Eugene Chigbu 

The author argues for a combination of land-use planning and tenure security to 

form an innovative tool for city-level interventions since land-uses that are not 

sensitive to tenure usually have negative impacts on urban land, either in sprawl or 

compact situations. This paper claims for a shift away from tenure-insensitive land-

use planning towards a land-use planning that is sensitive to tenure, because often 

land-use planning initiatives in developing countries are either not sufficiently linked 

with tenure security or are isolated from it. The paper analyses the impact of land-

use planning on tenure security in urban, peri-urban and rural areas of Chile, Ghana 

and Laos. 

“Land-use planning has always been separated from tenure security improvements. 

In most cases, land-use planners have always assumed that tenure security is or 

should be in place before their activities (but this is hardly the case). This paper 

echoes the concept of tenure responsive land-use planning as a unifying concept for 

land-use planning and tenure security. By doing this, it asserts that land-use planning 

activities should be combined with tenure security improvements. Chigbu et al. 

(2016b: 8) raised two questions on this issue by asking, “Why combine land-use 
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planning and tenure security into one tool?” There are important reasons for 

combining these two concepts. Currently, only 30 per cent of developing countries’ 

land areas have land titles, and it might take about 600 years before all developing 

countries’ land areas would be covered by a tilting (Global Land Tool Network, GLTN, 

2014).  Tenure responsive land-use planning provides a complementary option for 

tenure security improvement because land registration and cadastre (titling) lack 

the flexibility needed in addressing this very urgent concern”. 

“Using tenure sensitive land-use planning as a tool for city development, demands 

exploring land-use planning and tenure security as a single urban development 

concept and practice, rather than separate concepts and practices, as it currently is. 

It also means that land-use planning apart, general urban development and planning 

procedures need to be flexible enough to adapt and adjust to unforeseen 

circumstances or developments, rather than be rigid.” 

Based on the case studies, the author proposes a tenure responsive land-use 

planning framework consisting of eight steps: 1: Initiating the project (stakeholder 

analysis); 2: setting objectives (stakeholder team defines the specific objectives of 

the project); 3: collecting and recording data; 4: assessing and recording data; 5: 

preparing the land-use plan (final plan should be presented to the public for 

preliminary feedback and revision before being submitted for approval to the 

relevant authorities); 6: getting Official approval of plan; 7: implementing the plan; 

and 8: monitoring and evaluating plan implementation (Effective feedback 

mechanisms for adoptions, adaptations, improvements, re-planning or updating of 

the plan should be kept functional). 

This iterative process of tenure responsive land-use planning corresponds to a land 

tool for city-level interventions in urban development, and its success strongly 

depends on the responsible handling of land rights and uses. Since sustainable urban 

development is not without functionally efficient and effective land uses and land 

rights enforcement, tenure responsive land-use planning serves as a transformative 

means for building safe, resilient and inclusive cities. 
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Annex 2: Structured interviews: questionnaire to experts 

INQUÉRITO PARA ESPECIALISTAS PESQUISA  

Os dados coletados por esse inquérito serão utilizados para o desenvolvimento de um 
projeto de pesquisa intitulado "The urban expansion and compactness debate in the context 
of Mozambique” que tem como objetivo entender o processo de expansão urbana nas 
cidades de Moçambique e promover um debate sobre os processos de expansão urbana 
versus cidade compacta. 

 Nome da organização ou instituição do respondente: 

Nome e posição ocupada na instituição: 

Parte 1: Expansão urbana de Nampula com difusão (sprawl) 

1-Fatores e ou Causas que influenciam a expansão espalhada da cidade de Nampula (Urban 
Sprawl) 

 1.0 Quais os fatores ou causas que influenciaram ou influenciam a difusão (expansão) 
urbana em Nampula desde 1999 ate hoje? 

  1.1 Entre as possíveis causas ou fatores citados abaixo, qual ou quais o senhor/a pensa que 
estão entre os fatores que influenciam a difusão (ou espalhamento) urbano de Nampula: 

 (       ) Reclassificação de áreas antes definida como rural em urbana (quando aconteceu)? 

(      ) Algum projeto, plano ou politica de desenvolvimento promovendo ou reservando áreas 
na periferia da cidade para expansão urbana. Qual ou quais? 

(    ) Projetos de infraestrutura como abertura de novas vias, construção de shopping centers 
construídos fora da área urbana pelo governo ou particular que incentivaram as pessoas a 
construírem na periferia da cidade. Qual ou quais? 

(  ) Alguma indústria construída fora da área urbana que atraiu as pessoas a morem perto. 
Qual ou quais? 

(    ) Algum outro motivo particular que voce gostaria de acrescentar? 

 1.2-Por favor marque com um X uma ou mais razoes que você pensa que motivam as 
pessoas a viverem fora das áreas centrais da cidade? 

( ) preços do talhão (terrenos) mais baratos; 

( ) taxas municipais e de propriedades mais atrativas que no centro da cidade; 

( ) falta de casas ou apartamentos habitáveis no centro da cidade; 

( ) mais liberdade de construir fora da cidade e menos regulação do governo; 
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( ) aberturas de novas vias (ruas ou estradas) que facilitaram o acesso a áreas 
fora da cidade; 
(  ) politicas municipais e ou leis facilitando a posse de lotes (terrenos) maiores 
fora da cidade; 

( ) falta de controle do crescimento da cidade; 

( ) outras causas: 

1.3. Por favor marque com um X se uma ou mais das seguintes manifestações de difusão 
urbana estão presentes em Nampula de acordo com o seu conhecimento? 

( ) crescimento intensivo do subúrbio (periferia); 

( ) baixas densidade habitacional na periferia em comparação com as regiões centrais 
da cidade; 

(   ) construção de residências unifamiliares ou conjunto de residências ainda bairros 
descontínuo (fragmentado) com grandes espaços de terrenos vazios; 

(   ) construção linear de residências e comércios ao longo de vias de transporte como 
estradas na periferia da cidade 

(  ) uso do solo separado como áreas reservadas para residências, comércios e 
industrias leves; 

(   ) descentralização de empregos para a periferia; 

( ) construção de centros comercias fora das áreas centrais com grandes área de 
estacionamentos para veículos, 

(  ) outra (s) manifestações 

 Parte 2: Presença de fatores relacionados com o crescimento compacto na cidade de 
Nampula 

 2. 1. Marque com um X se uma ou mais de uma das características de crescimento compacto 
estão presentes em Nampula de acordo com o seu conhecimento: 

 ( ) existência de lei municipal exigindo densidades mínimas em certas áreas da cidade 
em vez de densidades máximas. Quando foi aprovada? 

 ( ) lei municipal promovendo o uso misto do solo (residências, comercio e industrias 
leves no mesmo local 

( ) lei municipal ou projetos promovendo o desenvolvimento de novas residências em 
áreas não utilizadas ou abandonadas dentro da cidade (infill), Quantos projetos? 

( ) presença de pequenas parcelas de solo dentro da área urbana da cidade 
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( )  desenvolvimento de projetos residenciais e comercias feitos contiguo a cidade e 
não separado 

( ) presença de transporte publico como ônibus 

( )  existência de ciclo vias e calcadas adequadas para os pedestres; 

(    ) promoção e uso de bio combustíveis no setor de transporte da cidade 

( ) Existe alguma lei, programa ou campanha visando poupar energia nas casas, 
industrias, comercio, etc. Quando começou? 

( ) Existência de lei, programa ou campanha  de criação e incentivo ao aumento de 
áreas verdes e áreas públicas na cidade 

( ) uso de material semipermeável nos pavimentos das ruas ou calcadas como por 
exemplo tijolos não cimentados 

( ) outros 

 Parte 3 Impactos da expansão urbana e das mudanças climáticas no meio ambiente e na 
infraestrutura urbana da cidade: 

3. 1. Em sua opinião qual a contribuição do sistema de transporte para a expansão com 
espalhamento da cidade?  

3.2 O sistema de transporte publico tem acompanhado a expansão urbana da cidade? E 
como? 

3.3. Como o sistema de transporte poderá ser afetado pelas mudanças climáticas na cidade? 

 3.3.1. Existe algum projeto, programa ou campanhas incentivando o uso de fontes 
renováveis de energia? Quais e que programas? 

 3.3.2 Como o processo de expansão tem influenciado a qualidade ambiental da cidade? 

Recursos hídricos: 

Qualidade do ar: 

Contaminacão do solo: 

3.4 Como a infraestrutura do sistema de água potável, esgotos domésticos e resíduos sólidos 
domésticos poderá ser afetado pelas mudanças climáticas na cidade? 

 Parte 4 Discussão sobre reservar áreas da periferia da cidade para a expansão futura da 
cidade versus promover uma expansão urbana mais compacta. 

Hoje em dia existe uma grande discussão sobre dois conceitos (modelos ou paradigmas) de 
planejamento relacionado com a forma e a estrutura espacial das cidades: 
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O primeiro conceito defende que a expansão das cidades é inevitável e neste caso a solução 
é se reservar áreas (espaços não utilizados na periferia da cidade, por uma infraestrutura 
básica, e guardar esses espaços para acomodar o crescimento futuro da cidade. 

O segundo defende uma forma de cidade mais compacta onde o crescimento futuro seria 
feito preferencialmente dentro da área urbana existente. Pare este segundo grupo planejar 
crescimento urbano mais compacto contribui melhor para a sustentabilidade contribuindo 
para reduzir os impactos nas áreas verdes, áreas agrícolas, biodiversidades e na produção de 
gases do efeito estufa pela redução da necessidade de transporte. Este conceito defende um 
aumento das densidades urbanas, com uso misto do solo, aumento de áreas verdes e uso 
multimodal de transporte focalizado nos transportes públicos, e individuas como bicicletas, e 
ruas seguras e adequadas para se caminhar. 

A.1 No caso de Nampula o senhor acredita que é possível se reservar uma área na periferia 
da cidade e guardar esta área sem ocupação para um desenvolvimento futuro? 

 A.2 Em caso positivo o que deveria ser feito para garantir a preservação da área? 

A.3 Em caso negativo, por que não seria possível? Quais as razoes? 

B O senhor acredita que é possível se promover um crescimento mais compacto na cidade de 
Nampula? 

B. 1 Em caso positivo, que medidas o senhor (a) proporia? 

 B 2 Como aumentar as densidades das cidades se estas estão diminuindo na maioria das 
cidades incluindo muitas das cidades africanas? 

B 2.1 Na literatura muitos autores defendem que em vez de se promover a construção de 
residências unitárias nas cidades, deveria se promover a construção de blocos de edifícios de 
3 a 4 andares como uma forma de aumentar a densidade dentro das áreas urbanas e reduzir 
o custo de provisão de infraestrutura. 

Esta solução poderia ser implementada em Nampula? O que deveria ser feito para promover 
esta alternativa? 

B.3 Existe um modelo (conceito) alternativo a estes dois modelos discutidos nesta pesquisa? 
Qual? Como implementar em Nampula este modelo alternativo? 

  

Annex 3: Semi-structured interview questions for local government  

General planning 

▪ Local government’s appreciation of current urban spatial structure (urban fabric). 

▪ Local government’s assessment of how the city is growing currently (in the last 20 
years) and their factors. 

▪ What is the local government’s vision on the development of the urban spatial 
structure?  
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▪ What plans exist regarding the spatial structure of the city (PEU, PPs)?  

 

Planning for expansion 

▪ What plans are there for expansion?  

▪ Location 

▪ Extent 

▪ Resources available 

▪ What are minimum and average plot sizes for expansion? 

▪ Who develops the plans and is there any participation from residents (and gender)? 

▪ How are cross-cutting issues (gender, environment or resilience) taken into account 
during development of these plans? 

▪ What do the plans say about government values (for example, size of plots, 
inclusion of services, mixed or mono-functional use)? 

▪ How (much) does reality (implementation) correspond to plans? How can this 
discrepancy (if any) be explained? 

 

Planning for regularization 

▪ What plans are there for regularization?  

▪ Location 

▪ Extent 

▪ Resources available 

▪ What are minimum and average plot sizes for regularization? 

▪ Who develops the plans and is there any participation from residents (and gender)? 

▪ How are cross-cutting issues (gender, environment or resilience) taken into account 
during development of these plans? 

▪ What do the plans say about government values (for example, size of plots, 
inclusion of services, mixed or mono-functional use)? 

▪ How (much) does reality (implementation) correspond to plans? How can this 
discrepancy (if any) be explained? 

 

Appreciation 

▪ Appreciation of current state of affairs regarding planning and implementation from 
a government point of view (system)? 

▪ How do you think citizens appreciate the urban fabric? 
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▪ What do you think citizens appreciate/complain about regarding the planning 
system? 

 
 

Process of land acquisition 

▪ How is the official process for land acquisition/land regularization? 

▪ What are the costs involved for the citizens? 

▪ What are strengths/shortcomings of the current process? 

▪ How many requests are received versus treated? What is the backlog? 

 

Information on gender and land tenure in official processes 

▪ What do you think are reasons that people do not adhere to these processes? 

▪ How are land conflicts handled? 

 

Land administration 

▪ How is information processed and stored for later use? 

▪ What are strengths/shortcomings of the current system? 

 

Enforcement 

▪ What kind of control is there on land allocation/occupation? 

▪ How does this work in practice? (For example, only checking for permits or also on 
quality, size and so on.) 

 

Awareness and appreciation 

▪ How well informed do you think citizens are about the land management process? 

▪ How informed do you think the citizens are about their land rights? (For example, 
legislation in general, ocupação de boa fé, taxes they should pay and so on.) 

▪ What activities does a local government undertake to improve awareness on the 
process and the rights? 

▪ How would you rate citizens' satisfaction with land management? (administration) 

▪ How would you rate citizens’ satisfaction with enforcement? 

Financing 

▪ Income/expenditure in general. 

▪ Taxes/fees regarding land/housing. 
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▪ Which taxes/fees exist? 

▪ Which of these are actually being collected? To what extent? 

▪ Does the input for collecting justify the revenue generated? 

▪ Citizen’s satisfaction with amount and way of payment? 

▪ Opportunities for increasing/improving revenues. 

▪ Appreciation of resources available for land related issues. 

▪ Wishes and desires. 

▪ If given x amount, what would be your first priority to do with it? 

▪ If given x amount for urban planning/land management, what would you do with it? 
 

Capacity 

▪ Who is involved in planning, land management and enforcement?  

▪ Visioning 

▪ Urban planning 

▪ Cadastre 

▪ Land allocation 

▪ Land clearance, for example, for roads 

▪ Tax collection on land (cobradores?) 

▪ Enforcement (fiscais?) 

 

▪ How would you evaluate the capacity? 

▪ Amount of people 

▪ Level of education 

▪ Experience 

▪ Time at municipality 

▪ Professionalism 

▪ Engagement 

▪ Good collaboration 
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Annex 4: List of interviews 

 

Interviewee Institution Date(s) 

Mr. Ayuba Chief of Muhala Posto Administrativo, Nampula 

Municipality 

24/03/2016 

Tapu Kara Director Department of Urbanisation and FCA 

focal point 

13/01/2016; 

22/03/2016; 

28/03/2016 

Rachide Aliasse Mozica Técnico Departamento de Cadastro, Construcao 

e Infra-estrutura and FCA focal point 

 

25/01/2016; 

19/04/2016 

Faquira Massalo FIPAG 28/03/2016 

Professor Valdemiro Aboo UNILURIO 29/03/2016 

Arq. Valdemiro Chamane Municipal Council 30/03/2016 

Artimisa CDS (Centro de Desenvolvimento Sustentável 

(MITADER) 

30/03/2016 

Roberto Bernardo UN Habitat 16/01/2016; 

30/03/2016; 

21/04/2016 

Hortencio Artur Uareno Transportation Department - Municipal Council  31/03/2016 

Célia Jordão Netherlands Embassy in Maputo 31/03/2016 

Joost Möhlmann UN-Habitat Mozambique 01/04/2016 

Albino Mazembe C.E.D.H. - Centro De Estudos e Desenvolvimento 

Do Habitat 

01/04/2016 

Mahamudo Amurane Mayor, Nampula Municipal Council 18/04/2016 
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Gustavo Domingos 

Nihassa  

Surveyor, Department of Urbanisation, 

Nampula Municipal Council  

20/05/2016  

Momade Sedik Architect, Department of Environment, 

Nampula Municipal Council  

20/05/2016 

Jacinto Joaquim Director, Department of Inspection, Nampula 

Municipal Council 

23/05/2016 

 
 

 


