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Mozambique is one of the poorest and most aid-dependent countries in the world, arguably at the periphery
of the global economic system. In the last 40 years Mozambique has been governed by fascist, socialist,
and open market regimes, and emerged from severe under-development under colonialism to struggle for
self-reliance in the immediate post-Independent era. However, due to the international effects of the Cold
War, the struggle against apartheid in the immediate region, and internal civil war sustained by both these
forces, compounded by severely adverse climatic conditions and enormous difficulties in state formation
and nation-building, the government has become subordinated to donor agencies and obliged to implement
a rigid form of structural adjustment re-aligning it with the capitalist economic world system. What has
been the effect of this process on the urban areas is investigated here with reference to the capital city,
Maputo. 2000 Elsevier Science Ltd. All rights reserved
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Historical development
Early history
While there is evidence of human
settlement in the Maputo region since
the first century AD, written historical
records date back to the mid 16th cen-
tury when Portuguese navigators disco-
vered the bay. The local African popu-
lation at this time was already relatively
well defined in several major clans with
a common language, and the Portug-
uese carried on intermittent trade,
mainly for ivory, for most of the next
century without establishing them-
selves at the bay, undertaking trade
from settlements further north. Portug-
uese dominance in the Indian Ocean
was eventually broken and the Dutch,

*Tel.: 1 44-131-221-6162; fax:1 44-131-
221-6163; e-mail: p.jenkins@eca.ac.uk
1This profile summarises a considerably
more detailed profile of Maputo published
by the School of Planning & Housing, see
Jenkins, 1999a.
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established at the Cape of Good Hope
from mid 17th century, developed an
interest in trade in the area, leading in
the early 18th century to the first Euro-
pean settlement in the region. This did
not last long however, and various Eur-
opean sea-faring powers vied for trade
at the bay until 1781 when the Portug-
uese finally established their own
settlement, named Lourenc¸o Marques
after one of the early navigators.

During the first half of the 19th cen-
tury various strong states were created
in the hinterland of the bay. These
included militaristic and expansionist
Nguni states to the south (and later also
west and north) and new states estab-
lished by the Boers “trekking” from the
Cape, on the high plains further to the
west. During most of the 19th century
the direct sphere of influence of the
Portuguese was restricted to the
immediate area around their settlement,
with the clans in the region being sub-
ordinated and paying tribute to the vari-
ous stronger African states north, south

and west. However, with the develop-
ment of farming in the Boer states, and
the later discovery of gold and dia-
monds, the small settlement based
mainly on trade and ivory hunting
began to change and its port became of
dominant importance. The settlement
was elevated by Lisbon to town status
in 1876, and soon after to city status.
A railway was built to the Transvaal in
1895. The initial occupied area, on a
sand bank surrounded by swamps with
a line of defence, expanded, with the
swamp being reclaimed and a new city
layout established on land annexed for
the Crown on the neighbouring escarp-
ment.

Apart from physical expansion and
consolidation in the nascent city, the
Portuguese began to establish their
political and military hegemony over
the southern part of Mozambique,
subordinating the neighbouring clans
and the northerly Nguni kingdom to
which most of these paid tribute. As
elsewhere in the rush for partition of
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Table 1 Demographic trends in Maputo City and Province

Population Growth rate (%)

Province City Percent of province Province City

Total Annual Total Annual

1940 295 623 74 000 25
1950 357 274 93 265 26 21 2 26 3
1960 499 529 181 864 36 40 4 95 9
1970 799 502 395 862 50 60 6 118 12
1980 1 252 779 755 300 60 57 6 91 9

Source: Instituto Nacional de Planeamento Fı´sico/Conselho Executivo da Cidade de Maputo (1985). This is based on the Concelho de Lourenc¸o
Marques (1940, 1950), the Concelho de Lourenc¸o Marques and urban areas of Matola (1960, 1970), the area of the Conselho Executivo de Maputo
(1980). Sources of data are the 1960, 1970 and 1980 censuses and Mendes 1980.

Africa, the negotiation between Euro-
pean powers, and concurrent subju-
gation of African states, critically
determined the future dominance of
colonial development. In Portugal’s
case, its relative political and economic
weakness led to considerable subordi-
nation of the newly colonial state in
Mozambique to metropolitan, and also
to surrounding British colonial, inter-
ests. Soon also the nature of the labour-
intensive mining and farming develop-
ments in South Africa led to growing
migrant labour from southern Mozam-
bique, and a series of agreements
between the Portuguese and South
Africa culminated in 1928 in an accord
whereby guaranteed labour recruitment
rights for Mozambique south of the
River Save2 were tied to guaranteed
proportions of rail and port traffic from
the Witswatersrand through the port of
Lourenço Marques.

Colonial period
Economic dependence of Mozambique
on South Africa continued throughout
the colonial period, despite various
attempts to develop the colony by the
Portuguese. Most of these were, how-
ever, preferentially targeted at a settler
population from Portugal and differen-
tial labour recruitment and education
policies were used to retain even semi-
skilled work for Portuguese settlers.
This led to most Africans being
employed in the city as unskilled lab-
our in the railways and port as well as
domestic service. Spatial distribution of

2Including what are now the three most
southerly provinces of Mozambique:
Maputo, Gaza and Inhambane Province.
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the population was on distinctly racial
lines, with the majority of African resi-
dents living outside the planned urban
area in what were termed “suburbios”.3

In the 1940s a limited industrial sector
was established, processing raw
materials for local consumption. This
gave rise to a rapid growth of occu-
pation in “suburbios” in between the
new industrial zones. The city govern-
ment treated these areas as temporary
without any construction rights and
adopted a “laissez faire” attitude to
their occupation. Hence buildings were
of non-permanent materials (corrugated
iron sheet and reeds) and most often
rented.

Changes in the foreign investment
laws saw a surge of inward industrial
and service investment during the
1960s with the population growing
even more rapidly. As can be seen in
Table 1, the city represented a growing
proportion of the population of the sur-
rounding Maputo province over four
decades from 1940, with an annual
growth rate of over 9% from 1950.
Given that the natural growth rate was
approximately 3% per annum, these
figures illustrate the high inward
migration rate.

The new urban population was
housed in ever higher rise development
in the formal city, by growing
densification of the unplanned “sub-
urbios” in Lourenc¸o Marques, and by

3The term “suburbios” does not equate with
“suburbs” in a North European or American
sense, but rather as “sub-urban” area sur-
rounding the formal “urban” area. The
unregulated subdivision of land for residen-
tial use in the “suburbios” dates from
around 1928.

rapid expansion of satellite urban areas
in the new neighbouring town of
Matola where most of the new industry
was situated. The demand for housing
in relative proximity to these industrial
areas was catered for through the
innovative development by Matola
Municipality of a series of new low
density housing areas, many of these
being sites and services areas specifi-
cally for lower-income groups,4 but
also including the development of new
housing for middle income groups by
the private sector. By 1970 Matola
(incorporating the smaller town of
Machava) was already the third largest
urban area in the country, after Lour-
enço Marques and Beira.

By the same year the city of Lour-
enço Marques had begun to expand
over the unplanned areas to the northw-
est. A new Master Plan was approved
in 1972, with a first attempt at zoning
to control densities and open space, set-
backs etc, as well as provision of new
lower-income areas, based on the
Matola experience, by the municipality
and a new central government agency.5

In practice, the master plan was little
implemented, as its proposals tended to
focus on building control for the formal
city, ignoring that for the faster grow-
ing informal city. In general, however,
investment in residential development
began to slow down and ceased around
1972–73, with the growing uncertainty

4The economically “feeble” was the
(translated) term actually used.
5The “Gabinete de Urbanizac¸ão e Habitac¸ão
da Regia˜o de Lourenc¸o Marques” — effec-
tively a metropolitan land and housing
agency.
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of the liberation war and significant
political changes in Portugal. In the
event many projects—including urban
land layouts and construction—were
left half finished.

Post-Independence6

The overall effect of the immediate
post-Independence period (1975 to
mid-1980s) on the social, economic,
physical and administrative situation in
the city was immense. The period
immediately prior to and after Indepen-
dence in 1975 was one of much turbu-
lence, with rapidly increasing exodus
of the mainly Portuguese colonial
population, and increasing inward
migration from the surrounding south-
ern Mozambique region as administrat-
ive controls on movement were lifted.
It is estimated that between 100,000
and 200,000 of the city’s residents fled
the country, yet the population grew to
755,000 by 1980 (a 97% growth in 10
years). The newly independent govern-
ment took a radical “proto-socialist”
line, with nationalisation of banks, key
industries,7 land, abandoned and rented
property and other services (such as
education and health). It was also for-
ced to intervene in the management of
many enterprises abandoned by the
skilled and managerial staff. The state
apparatus, attempting to take control of
the economy, expanded rapidly in this
period. This was, however, the only
sector to grow in employment: indus-
trial and transport-related economic
activities declined. This was exacer-
bated in 1977 when South Africa uni-
laterally reneged on the labour and
transport-related agreements, drasti-
cally reducing its migrant recruitment
and port and rail traffic.

The formal property market froze,
although it was never made illegal, and
the state intervened both in allocation
of nationalized properties at nominal
rents8 and in provision of free land for

6For more details, see Jenkins (1990).
7Although some such as the port, railways
and electricity were already in state control.
8Initially relatively few properties were
taken up, but after severe floods in 1977 the
state obliged many residents to move to the
rented properties, which were often in apart-
ment blocks. This in itself created many
problems as the socio-cultural and economic
basis for many so relocated was unsuited to
higher density upper floor living, and they
could not afford to pay for maintenance, nor
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housing, although this did little to meet
the rapidly growing housing demand.
Overall the new state gave housing and
related investment a low priority in its
central economic planning, concentrat-
ing state investment in key economic
development projects, which were usu-
ally in rural areas. With the reorganis-
ation of the state at local level in 1979
and 1980 Lourenc¸o Marques, Matola
and Machava were incorporated into
the renamed “Maputo”, with a signifi-
cantly enlarged administrative bound-
ary. The new Maputo City was
awarded Provincial status (separately
from the Maputo Province), but local
government, previously weak economi-
cally and politically, became even
weaker under the new centrally domi-
nated government. In terms of
resources the city’s budget was totally
centrally determined and the limited
professionally trained government staff
were preferentially allocated to central
government.9 With continuing rapid
inward migration, a declining overall
economic base, a severely reduced
administrative and financial basis to
manage urban land, and low priority for
state investment in housing develop-
ment, the majority of new inhabitants
resorted to occupying land spon-
taneously in peri-urban areas, which
thus expanded very rapidly.

In the early 1980s, despite limited
technical capacity and financial and
other resources, the city council in
Maputo developed a relatively success-
ful “Basic Urbanization Programme”,
creating a belt of planned residential
land around the city in an attempt to
pre-empt spontaneous occupation. The
difficulties of implementation at local

could the state rental agency due to the low
level of rents.
9These were mostly foreign “cooperantes”
in this period due to the exodus of most pre-
vious professionals and managers. The
author went to work in Mozambique in
1980, recruited by central government as a
“cooperante”. He however opted to work
with Maputo local government, being
seconded between 1980 and 1985, where he
played a key role in establishing the city
Urbanization and Construction Directorate.
He was the first such professional to work at
local government level since Independence
nationwide, although he subsequently built
up the city’s staff through local and inter-
national recruitment. Maputo was, however,
an exception in this respect.

government level were, however,
aggravated by lack of national policies
and strategic planning, and hence were
highly susceptible to local political
changes.10 The accountability of the
city’s politicians was to central govern-
ment, not the wider population, and
hence when a new Structure Plan for
the city was developed and presented
in 1985, a strong lobby against the pro-
posed land development standards led
by the then city president resulted in a
confused situation concerning its
approval. The lack of any urban policy
at national level certainly affected this,
however, and with no adequate legislat-
ive or economic basis, regulatory con-
trols and extremely limited technical
capacity it is unlikely it would have
been implementable even if political
will was evident.

The later 1980s period was a critical
one for the urban area. Civil war and
structural adjustment jointly reversed
any positive trends in the earlier part of
the decade and had a marked negative
effect on the city’s already limited
capacity to manage growth and devel-
opment. The war had been on-going in
Mozambique since Independence but
only began to affect the city directly in
the later part of the 1980s. It did this
in various ways. There were direct
attacks on the periphery, leading the
peri-urban population to flee inward to
safer urban areas, and also on key city
infrastructure, cutting off energy and
rail and road transport for lengthy per-
iods, further undermining the city’s
economy. Indirect effects were just as
marked: widespread insecurity in the
three southern provinces led to a visible
increase in people flocking to the city
for refuge, and led to the first organised

10Whereas between 1980 and 1983 the
president of Maputo Executive Council had
been a high ranking political and military
figure with sufficient status to take inde-
pendent decisions concerning the approval
of the city’s Basic Urbanization Programme,
the change of city president in 1984 led to
a new president who needed to bolster his
political position, which he did through land
allocation (amongst other means). This led
to an undermining of the programme and a
diversion of local government interest from
wider peri-urban land allocation to specific
inner city allocation. Despite attempts to
keep the programme active in 1986–87 this
had a significantly decreased impact.
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land invasions (by refugees) in the
city area.

On the other hand, structural adjust-
ment, implemented from 1987 onward,
affected employment in the formal sec-
tor by insisting on privatisation (see
below). But it more immediately affec-
ted state employment, making it very
unattractive for the limited trained per-
sonnel who could be employed much
more remuneratively by the inter-
national donors. But it stimulated the
informal sector as state allocation of
basic goods, especially subsidized
food, was seriously reduced or ceased
and families turned to small scale com-
merce to survive. During this period the
state’s capacity to undertake any form
of urban land control was even further
reduced. This was even more true for
Matola, as the two cities were adminis-
tratively separated again in 1987, with-
out any concomitant provision of tech-
nical capacity in Matola. Despite
international donor involvement in the
sector (the World Bank in financing an
Urban Rehabilitation Project, and the
United Nations in several projects in
regional planning and housing policy
and programmes) the overall effect of
these was in fact to absorb the state’s
increasingly limited capacity to act (see
Jenkins, 1998).

The ruling party, Frelimo, negotiated
towards peace in the early 1990’s, hav-
ing adopted a new “market-oriented”
and pluri-democratic constitution, but it
became clear that accountability was
diminishing in central and local
government and corruption was grow-
ing at all levels. With a new national
housing policy stressing the role of the
private sector, a substantial part of the
previously nationalized housing stock
was transferred to Mozambican tenants
at highly subsidized levels, preferen-
tially benefiting the nascent middle
class, as did the growing illegal pay-
ment for allocation of urban land
(which remained nationalised), the lat-
ter led by corrupt officials within the
city council itself. The outcome, how-
ever, has not been a new burst of priv-
ate sector construction as projected in
the housing policy, but speculation in
well located land and the more or less
complete collapse of formal land pro-
vision for lower income groups
(Jenkins, 1999b). The resulting situ-
ation is profiled below.
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Urban characteristics
Physical setting
The greater city (land) area is some 675
km2,11 although 96% of the total urban
population occupy only some 320
km2.12 The topography of the city var-
ies from a coastal plan to the east, at
low altitude, terminating in a longitudi-
nal escarpment running north–south
leading to a higher plain culminating in
the headland of Ponta Vermelha at
approximately 60 m altitude. This plain
gradually descends to the west to the
Infulene river valley and is charac-
terized by various depressions without
natural outlet. From the Infulene valley
to the Matola river valley there is a
wide plain at approximately 40 m alti-
tude subdivided by three secondary val-
ley depressions. The zone south of the
estuary is also divided in two by a
north–south river valley (see Fig. 1).

The soils of the city are charac-
terized by porous sandy soils on the
higher plains overlaying clays which
become visible in the valley incisions
and coastal plain. The water table is
high in the valleys, coastal plains and
depressions, and the eastern part of the
urban area is underlain with subter-
ranean aquifers. Water infiltrates the
sandy over-layer but not the clay under-
layer and this creates natural springs
along the interface of the two soils
where the clay comes to the surface—
normally on the slopes of the valleys
and coastal plain. At the valley mouths
and edges of the coastal plain there is
considerable salinisation, which is
increasing (see below). The city has a
modified tropical coastal climate, and
in general the daytime climate is warm
to hot and relatively humid. Prevailing
winds are East, Southeast and South,
relieving the humid condition, princi-
pally on the western plain and head-
land.

11This includes the adjoining city Matola,
which developed as an industrial satellite for
Maputo in the 1960s and 1970s. The two
cities were amalgamated in 1980, but separ-
ated administratively again in 1987. For the
purpose of this profile they are treated as
one urban conglomeration, as which they
effectively function.
12The remaining area, including large areas
to the north, the majority of the area south
of the estuary and the island of Inhaca, are
basically rural.

Population and social conditions
The recent census estimates the total
population of the greater urban area at
some 1,380,000 inhabitants and
260,500 households, with an average of
5.3 persons per household.13 This sug-
gests that the urban growth rate has
fallen in the most recent period, since
there was strong evidence of high
inward migration continuing until the
peace agreement reached in the early
1990s. To what extent this represents a
re-location of population due to the
need for multiple survival mechanisms,
or represents a demographic change is
not clear.14 The recent Metropolitan
Area Structure Plan projects a popu-
lation for the year 2000 of some 1.6
million, rising to 2.4 million by the
year 2010.15 This represents an increase
of some 148,000 households, or
nearly 50%.

Despite macro-economic growth
rates rising,16 and the turn around in the
food security situation due to peace and
favourable weather since 1992, it is still
estimated that more than 60% of the
urban population at national level lives
in absolute poverty with shortage of
sufficient nutrition for prolonged per-

13The majority (70%) of the population
reside in Maputo with 30% in Matola.
14There is some controversy concerning the
1997 census figures. If growth rates
remained high until peace, then the only
way that the population could have stabil-
ized at the census figures would have been
if there had been an outward flow. Although
families have no doubt been redistributed
between urban and rural locations, there is
no qualitative evidence of such a marked
exodus, throwing some doubt on the census
itself — or on the previous census.
15Given the long inter-census period, and
the wide range of major socio-political fac-
tors affecting demographic change in this
period (eg war and natural disasters), it is
extremely difficult to make projections. This
projection assumes dropping fertility rates
with rising incomes, but continuing high
birth rates due to the increasingly youthful
population, counter-balanced by rising mor-
tality rates, including the impact of AIDS,
resulting in a natural growth rate of some
3%, increased by minimal continued inward
urban migration (1% maximum).
16These have been estimated at 8% per year
on average between 1993 and 1997; how-
ever, this is from a very low base, and is
distorted by a few very large projects such
as the $1.8 billion MOZAL aluminium
smelter project (see below).
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Figure 1 (a) Administrative division and main physical features. Source: drawn by author
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Figure 1 (b) City profile, Maputo (Jenkins). The central “cement city” of Maputo, on Ponta Vermehla headland

iods.17 This is borne out in a recent
household level survey undertaken for
Maputo (1996/7),18 which indicates
that the average monthly household
expenditure for Maputo city was the
equivalent of some $203, with some
70% being food related and 17% hous-
ing related (direct house costs 6.4%,
electricity, water and fuels 7.9%).
Average monthly incomes, however,
were estimated at $124 (48% wage
income, the rest being other, predomi-
nantly informal, income19). The differ-
ence is partly made up with undeclared
income sources and direct production
of food, although it is much more dif-
ficult in Maputo than elsewhere to
undertake urban agriculture, due to the
pressures on land in the city as can be

17Mlay et al. (1998). This study uses data
from the Household Survey 1996/97. Pov-
erty was defined in the study thorough a
methodology including costs of basic
necessities, using food and non-food lines.
18INE (1999). Data on Matola are not avail-
able.
19This includes 8.7% as the equivalent of
estimated rent for the majority of owner-
occupiers.
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seen in the employment structure (see
Table 2).

City economic base
The general functions and economic
structure of the city are quite diversi-
fied, remaining substantially similar to
those of the colonial era. Maputo is
beginning to re-occupy an important
position in the regional transport sys-
tem with its railway and port under
rehabilitation, mostly through new
private sector concessions. The City
continues as the administrative centre
for the country, although while in the
post-Independence period this concen-
trated in growth in state bureaucracy,
latterly it is evidenced in growth in
private sector activity, particularly fin-
ancial and related services. Industrial
activity, construction and tourism also
declined markedly throughout the post-
Independence period, and while there is
some evidence of recovery in these sec-
tors, the overall effect of restructuring
in industry has been formal sector job
losses. The government has relied on
donor support for investment in recent
years and while there is evidence of
inward private investment commencing
this is directed to relatively limited

number of areas—financial services,
tourism, agro-industrial development,
limited industrial rehabilitation and a
few major industrial projects (see
below).

In 1997 the work force was esti-
mated at approximately 480,000 people
(15 years and over)20 and some 450,000
of these have some form of economic
activity (ie 6% are not active). In both
Maputo and Matola the commercial,
financial and service sectors dominate
(overall 48% of employment), although
in Matola a much higher proportion are
involved in agriculture and fishing. It is
estimated that 145,500 (32% of the
total employed) are active in the formal
sector. The largest single employer is
still the Port and Rail Authority (14,000
employees). The economic restructur-
ing and privatisation programme has
entailed relatively large scale redun-
dancies—some 5000 jobs in the Port
and Rail Authority, between 3000 and

20Many children under 15 years work, but
they have not been included in these stat-
istics. These figures were estimated by the
Maputo Structure Plan team. In 1980 the
work force was approximately 335,000,
46% being female.
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Table 2 Total employment in metropolitan Maputo (1997)

Maputo Matola Total

Commerce and finance sector 39% 31% 35%
Services and administration 15% 10% 13%
Agriculture and fishing 10% 25% 18%
Industry and manufacturing 10% 12% 10%
Transport and communications 8% 7% 7%
Construction 6% 10% 7%
Other 12% 5% 10%

Source: adapted from Maputo Metropolitan Area Structure Plan.

5000 jobs in the cashew nut processing
sector and between 10,000 and 20,000
jobs in smaller firms, ie maybe as high
as 30,000 jobs lost in total, or more
than 20% of all formal sector employ-
ment. Whether new inward investment
will create new jobs to replace these is
not clear, the only other alternative
being the informal sector.

The informal sector provides
employment for about 225,000 people
(50% of the active workforce), includ-
ing an estimated 30,000 who work in
domestic service, but excluding the
approximately 80,000 who are involved
in agriculture and fishing. The main
features of the informal sector activities
are street vending (especially in the
central “cement city” in Maputo), local
services provision and to a much lesser
degree small scale productive activities
(manufacturing furniture, utensils etc).
However, an estimated 80% of activi-
ties and 66% of informal employment
is considered marginal. This sector,
however, represents the most important
survival mechanisms the urban poor
have developed (in Maputo city
especially), but is limited in its capacity
to provide an adequate livelihood for
many of its participants. Survival stra-
tegies for many in this sector would
appear to include strong links with rural
areas as well as urban agriculture.

New employment opportunities?The
uptake of the unemployed in new or
rehabilitated enterprises is very small in
comparison with the redundancies to
date and preferentially employs the
higher educated. An example of this is
the $ 1.8 billion investment, partly
financed by South Africa, building a
new aluminium smelter (MOZAL) on
the outskirts of Matola. This project
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was based on a feasibility study ident-
ifying a strong demand for aluminium
in Asia, and hence advantage of an
Indian Ocean port location for smelt-
ing. There was also the availability of
cheap energy—gas extracted in Inham-
bane province by the US multi-
national, Enron.

Over and above these advantages the
factory is located in tax free zone speci-
ally created for it (and any resulting
spin-off industry) and labour in Moz-
ambique is relatively cheap (and mostly
non-unionised). However, while the
project will create approximately 7000
jobs in the construction phase, employ-
ment during the operation phase will
only be approximately 700 jobs, of
which one third will not be Mozam-
bican (the foreign group taking two-
thirds of the overall salary pool).

In addition the environmental impact
will be immense: water consumption
will be some 564,000 tons per year
(rivalling Matola city); waste water
after the cooling process (153,000
tons/year) will have major impact on
the Matola river and the estuary; and
the smelter is planned to operate on a
constant basis (24 hours, 365 days a
year) at high noise levels and will gen-
erate constant heavy transport traffic
between it and the port, where ore
enters and ingots leave.

Land use, housing and the
environment

Land use.As can be seen from Table
3, in the approximately 320 km2 area
which has urban land use character-
istics, there is a relatively high pro-
portion of residential, urban agricul-
ture, and special uses (eg military and
telecommunication installations) and a
relatively low proportion of land use

for social equipment and recreation
(especially in Matola) and economic
activities—the largest areas being the
port and railways, followed by the
Matola industrial zones, substantial
areas of which are under-utilised.

Concerning residential land use, only
20% of the total has more or less fully
developed infrastructure, and a further
27% of residential land use is in sites
and services areas. The remaining 40%
of residential land use is unplanned. In
relation to residential densities Maputo
has high density areas in both the fully
developed “cement city” and surround-
ing informal “suburbios”;21 however,
sites and services areas in both cities
are generally low density, as are all
residential areas in Matola.

The dominant tendencies in the last
13 years have been the densification of
land use in Maputo and infill in both
cities—the latter being usually informal
residential occupation of areas reserved
for other uses, or unsuitable for housing
(eg ecologically sensitive areas). This
process ran contrary to the earlier
expansion trends identified in the 1985
Structure Plan and was mainly driven
by the war and the shortage of services
(eg water and transport), as well as the
collapse of the state’s capacity to sup-
ply residential land in the late 1980s
and early 1990s. Formal access to
urban land has reduced significantly—

21Densities are defined as: low — up to 20
units per hectare; medium — between 21
and 40 units per hectare; medium–high —
between 41 and 60 units per hectare; high —
over 60 units per hectare. Highest net hous-
ing densities in 1985 were 330
inhabitants/hectare — in 1997 this increased
to 530 inhabitants/hectare in Bairro Aero-
porto and 690 inhabitants/hectare in Bairro
Urbanizac¸ão.
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Table 3 Major land uses in the metropolitan area in 1998 (ha)

Matola Maputo Total

Residential (actual) 5425 32% 5710 38% 11 135 35%
Residential (future planned) 637 4% 1119 8% 1756 6%
Economic activities (actual) 944 6% 623 4% 1567 5%
Economic activities (future planned) 898 5% 193 1% 1091 3%
Social equipment 318 2% 697 5% 1015 3%
Recreation/parks 0 0% 194 1% 194 1%
Green zones (urban agriculture) 1869 11% 1859 12% 3728 12%
Special uses 413 2% 1334 9% 1747 6%
Expansion zone 6195 37% 1818 12% 8013 25%
Unsuitable for urban use 0 0% 1357 9% 1357 4%
Total 16 699 14 904 31 603

Source: Metropolitan Structure Plan (data developed by author)

two thirds of those interviewed in a
recent survey concerning land access
indicated access through informal
mechanisms. Payment for land has also
begun to increase in incidence, despite
land nationalisation, although there is a
clear distinction between an illegal high
cost land market in the central urban
areas and an informal low cost land
market in most residential areas. The
high cost land market is leading to land
speculation and land banking by both
individuals and institutions (see Jenk-
ins, 1999b for details).

Although higher income groups and
the private sector are strongly inter-
ested in land development for the
higher end of the housing market and
there is an enormous deficit of formally
allocated land for lower-income
groups, the state’s capacity to supply
land is very limited. This derives in part
from the lack of adequate legislation,
weak institutional and technical
capacity, limited political will to deal
with urban land issues (until recently at
least); and lack of adequate land man-
agement instruments and mechanisms22

including economic mechanisms such
as land taxation.

In recent years territorial expansion,
both formal and informal, has com-
menced again and the state has begun
to develop residential land at a certain
scale, partly for lower and partly for
higher income groups. This, however,

22For instance the land cadastre has not been
updated since at least 1985, and no strategic
urban planning has been attempted since
then until the recent Metropolitan Struc-
ture Plan.
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continues to be ad-hoc, with limited
infrastructure and with continued lack
of adequate land management, eg with
no up-dating of land cadastre and regis-
try. Some of these new areas are also
ecologically unsuitable. The supply of
land for lower income groups has in
addition been driven generally by
“crisis management”—ie forced relo-
cations to permit land allocation for
economic infrastructure projects such
as the Maputo Corridor road (see
below).

The Maputo Corridor.The Maputo
Corridor is a joint Special Development
Initiative between South Africa and
Mozambique and has attracted donor
and private sector investment. Its main
aim is to re-establish the transport cor-
ridor which existed between Maputo
port and the Witswatersrand region,
expanding the capacity for road traffic
with a new toll road. The siting of the
new road generally follows the existing
line of road from Witbank near Johann-
esburg to just within the Mozambique
border, after which a new alignment is
planned. Despite plans for this dating
from the pre-Independence period
which brought the road in through the
urban area of Machava to the middle of
Maputo, thus allowing a new distri-
bution of urban transport, the national
roads authority in Mozambique has
accepted the pressures from the South
African based consortium who won the
toll tender to re-route this to reduce the
distance to the port by a few kilo-
metres, leading to the alignment being
totally peripheral to the existing urban
area. This alignment also favours the

new MOZAL factory which will use
the last section in its access to the port.

Apart from the road alignment being
decided unilaterally at central govern-
ment level in Mozambique, the position
of the first toll gate between Maputo
and Matola, and the fencing off of a
major section of the existing main road
link (the national road EN2), will effec-
tively raise local transport costs sub-
stantially. Again no local government
institution was involved in this
decision, and the newly elected munici-
pal authorities in Maputo and Matola
only discovered this when the agree-
ments had been signed and construction
had commenced. Hence the opportunity
to benefit from a major new infrastruc-
ture project at local level—opening up
the relatively well located but sparsely
occupied interior of Machava for
instance—has been lost, and the result
will be a deterioration of the already
severe traffic problems on the main link
road between Maputo and Matola.

Housing

In general terms the housing stock is
characterized by a nucleus of well
developed units in the two urban
centres (much of which needs serious
rehabilitation) and a large stock of units
in peri-urban areas of mixed, but gener-
ally very poor, quality and demonstrat-
ing increasing overcrowding. There is
a general tendency for house improve-
ments by owner occupiers, who pre-
dominate to date, but due to very low
affordability levels this is a very slow
process and has not been accompanied
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by significant improvements in public
infrastructure or services.23

It is estimated that perhaps some
4000 of the 86,300 house units created
between 1980 and 1997 were supplied
directly by the state in the proto-social-
ist period (1977–87), but that sub-
sequent to the official opening to priv-
ate sector activity in the sector in 1991
perhaps only some 1500–2000 units
have been supplied by the formal priv-
ate sector.24 The remaining 80,000-plus
units have thus been supplied by “self-
help” or self-managed mechanisms,
with only some 21,000 residential plots
made available in this period. A
detailed analysis of housing sub-mar-
kets (Jenkins, 1999b) has identified the
continuing, and growing, importance of
rental housing including a high pro-
portion of the previously nationalised
properties divested since 1991.

The challenge in the next decade is
to provide adequate housing “opport-
unities” for a population which con-
tinues to grow rapidly and yet is very
poor. Based on demographic projec-
tions, the Metropolitan Structure Plan
estimates that a minimum of 12,500
units per year will be needed through
to 2010 for new households alone, ie
not including improvements to existing
overcrowding. Given low affordability
levels25 and the embryonic nature of
the private sector with its focus on the
high end of the market, it is clear that
the state has to concentrate primarily
on land development with affordable
standards as the main focus of its hous-
ing strategy.

23Nor has it been stimulated by secure ten-
ure of any formal kind — despite access to
land for housing being predominantly infor-
mal most residents in informal areas feel
secure (see Jenkins, 1999b).
24Until recently this has mostly been for
rental, but new units under construction are
predominantly for sale — representing a
change of the market demand (see Jenkins,
1999b for details).
25Informal land costs for housing vary
between $170 and $520 per plot (most less
than 200 m2), and illegal payments for well
located land are between $10 and $50 per
square metre. A basically serviced site pro-
vided by the state currently costs $660–$880
(usually 300–450 m2). The cost of basic
house construction is around $250/m2, “self-
help” construction cost being some
$150/m2. Assuming room sizes of minimum
10 m2, a minimum 45 m2 self-help house on
a state plot would cost some $6750.
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The environment

The environmental situation in the
greater urban area is worsening rapidly
and reaching a crisis situation in a num-
ber of aspects Domestic energy derives
predominantly from wood fuel sources,
leading to ever widening forest
depletion in the region. While part of
Maputo city has a mixed sewage and
drainage system, the majority of the
more consolidated urban area uses
septic tanks, which are irregularly emp-
tied and hence in many cases do not
function. The sewage collected is partly
channelled directly to the bay and
partly to a sewage treatment works,
which is also unable to deal adequately
with the flow. On the other hand the
wide use of latrines has led to a build
up of nitrates in the soil and contami-
nation of shallow wells as well as sub-
terranean aquifers used for water sup-
ply. A number of low lying areas with
poor natural drainage have been occu-
pied, with increasing risks to health and
spread of disease, and the open channel
surface water system built in the early
1980s in part of Maputo is increasingly
also being used for sanitary and waste
disposal uses.

The lack of adequate land use and
strategic planning has led to acute ero-
sion on both the primary dunes along
the sea front and on the coastal escarp-
ments. A major north arterial road in
Maputo has as a result collapsed in a
number of places, causing severe trans-
port bottlenecks on alternative routes
during the last 18 months. In addition
there is growing salinisation of soils in
the coastal plains and river valleys, due
mainly to the excessive extraction of
subterranean water. The extremely lim-
ited systems operating for collection of
solid waste only affect a small minority
of the greater urban area population,
the vast majority resorting to burning
or burying waste. There is rising solid
waste output and no capacity to deal
with special wastes (eg hospital and
industrial waste). The only existing
solid waste landfill in Maputo is unsuit-
ably sited, virtually un-managed and
growing inexorably in size. It has now
also contaminated the subterranean
aquifers. Maputo has been the subject
of a controversy in recent months con-
cerning the possible disposal of toxic
waste (national and international). In

addition the large scale new industrial
developments (especially the MOZAL
aluminium plant and proposed iron
smelter) will have an acutely negative
environmental impact.

Urban government
Greater Maputo is now made up of two
independent municipalities, Maputo
and Matola, which had been amalga-
mated between 1979 and 1987.26 The
two cities are divided into Urban Dis-
tricts, which are the lowest formal level
of urban administration, although at
neighbourhood (Bairro and Quarteira˜o)
level the “Grupos Dinamizadores”,27

remnants of the previous adminis-
tration, still tend to have a function.
Maputo has enjoyed the status of a
province since 1979, although this has
changed recently with the first ever
local government elections in Mozam-
bique (in May 1998). During the col-
onial and post-Independence periods
until recently, local government was
totally subordinated to central govern-
ment and suffered severe constraints on
its legislative, institutional, financial
and technical capacity, leading to lim-
ited urban management capacities.

The recent elections are the first
effect of a local government re-organis-
ation process which was commenced in
1992, and which received substantial
donor support, especially from the
World Bank. The process of definition
of local government rights and the frag-
ile political settlement at national level
led to a considerable period elapsing
before the elections actually took
place—during which time effectively
the local government was non-account-
able. When the elections finally took
place in June 1998, however, less than
15% of the electorate turned out nation-
wide—and less than 10% in Maputo.
It has been argued that this reflects the
extent that civil society has lost trust in
the electoral system and political rep-
resentation, and in the state generally
(Braathen and Jorgensen, 1998). Quali-
tative evidence supports this view.

City administrations in Maputo and
Matola are currently being restructured
and it is not possible to say with cer-
tainty how this will result. But rela-

26Matola was originally created in 1955.
27Jenkins (1990) describes these.
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Figure 2 (a) Main characteristics of urban form. Source: drawn by author

tively limited direct responsibilities and
fiscal bases have been decentralised.28

Maputo city in particular has seen sub-
stantial central government involve-
ment in local government affairs, and
it is unlikely that this will cease
immediately,29 as evidenced by the
recent central government decisions
concerning large scale inward invest-
ment (see above concerning the
Maputo Corridor). The technical/
administrative base remains still

28These include part B of income tax; pro-
perty taxes (very out of date); local taxes on
commerce and industry; certain fines; and
30% of central government tax on tourism
and 75% of vehicle licensing tax (Laws
2/97, 8/97 and 11/97).
29Currently the division of responsibilities
between central and local government is
unclear, and the elected Assemblies have
begun to operate and negotiate their position
of power vis-a-vis the employed officials.
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extremely weak.30 It remains to be seen
how the local state will act and whether
it will attempt to relate to the needs of
the national elite or or those of a
wider population.

Key issues

The principal problems of the greater
urban area include:

• the trend in population growth, and
high poverty levels;

• a weak economic base, resulting in
high formal under-employment,

30For example Maputo’s highest trained pro-
fessional staff in the planning department is
comprised of five young architects trained
locally in the past 6 years or so, with no
special training in urban planning or urban
management. Matola has only recently
(1997/8) recruited three young architects,
having relied on the Provincial Physical
Planning Services previously.

especially of the female, younger and
less skilled work force, and limi-
tations in informal sector employ-
ment structure and possibilities for
subsistence living;

• a vast imbalance in quality of hous-
ing and access to infrastructure and
social amenities between the main
urban areas inherited from the pre-
Independence period, with a high
concentration of better equipped
areas (and employment) in or near
the central urban area of Maputo (see
Fig. 2);

• lack of rationalisation of public and
private transport services in relation
to residential areas and work places,
aggravated by the high degree of
centralisation;

• widespread spontaneous occupation
and informal allocation of land at
rapidly increasing densities, yet
under-utilisation of other well
located land;
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Figure 2 (b) City profile Maputo (Jenkins). View towards the city centre, showing more established informal housing areas to
the right and more recent areas to the left, occupying the escarpment, with associated erosion problems

• specific problems in areas of long-
term and very dense unplanned occu-
pation, with high degree of public
health risks;

• growing environmental problems in
a wide variety of aspects;

• weak institutional, administrative
and legislative capacity to undertake
environmental and land manage-
ment;

• non-accountable local government
until recent elections, and the
division of the greater urban area,
which functions as one economic
entity, in two distinct local auth-
orities.

The local government decentralisation
process supported by international
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agencies (particularly the World Bank)
has brought about some legal and
administrative/fiscal changes and has
also financed a series of pilot projects
concerning the urban physical struc-
ture. These latter included a structure
plan and cadastral pilot project in
Maputo.31 The bank has insisted on a
metropolitan structure plan, although
this covers two new municipalities with

31The physical components of the World
Bank financed project include rapid map-
ping and subsequent structure plan develop-
ment for five cities (metropolitan Maputo
being one of these) and pilot projects in:
cadastre (Maputo), environmental manage-
ment (Nampula), non-motorised trans-
port — bicycles (Beira), and neighbourhood
upgrading (Pemba).

only weak legal and administrative
possibilities for collaborative action
and both of which have indicated
specifically their need for master plan-
ning with zoning as the basis for land
allocation. In addition, despite terms of
reference which stressed “process”
over “product”, in practice the govern-
ment and Bank monitoring agencies
have only effectively measured product
outputs such as reports and plans. The
training and public participation
elements of the plan have been parti-
cularly affected.

The result, prepared largely by exter-
nal consultants with limited local
involvement in many areas, has been a
structure plan which has no adequate
institutional, administrative, economic
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or technical basis for implementation.
Of paramount importance however, as
noted above, will be the political basis.
The extent to which an active local
government can begin to improve
urban management remains to be seen.
In addition the extent to which the local
authority will respond preferentially to
the more influential and rapidly
enriching minority is also an open
question. The extremely low turn out in
the local government elections poten-
tially undermines the authority to
undertake more drastic action, includ-
ing increasing the local tax base, cross-
subsidisation, and regulation of inap-
propriate activities. If the newly elected
local government manages to restore
confidence in its role vis-a-vis civil
society, and encourage broad engage-
ment, the decentralisation process may
begin to allow a form of urban develop-
ment to emerge, which positively
affects the majority of residents.

What is needed to do this is strong
local government with a broad socio-
political mandate and a vision for deal-
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ing with the wider economic, social and
environmental issues. However, the
constraints in terms of the enormous
backlog of needs and extremely low
affordability of the majority of the
urban population, as well as inherited
economic weakness, limits the fiscal
base and will entail continued reliance
on central government. But structural
adjustment to date has significantly
weakened government in Mozam-
bique—at central as well as local level.
It remains to be seen if it will stimulate
the economy sufficiently to permit the
rebuilding of essential urban services
and the management of the urban areas,
and if these resources are used to bene-
fit the poor majority.
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