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ABSTRACT 
It is accepted institutions and the parameters they create are important facets in development 
planning. Organizations then lobby policy makers and manoeuvre their resources in response to 
the attendant restrictions, perceived benefits and censures. This paper seeks to examine the 
formal and informal context of planning in Zimbabwe. Through a series of interviews with civil 
servants at state, provincial and municipal level the role of the state and its agencies as initiators 
and guarantors of the various development frameworks post-independence in Zimbabwe-in 
tandem with a traditional leadership devoid of all but ceremonial powers is examined in the case 
study of the Private Partnership, Chisumbanje and the ethanol power plant. It is evident that 
fissures existed as a deliberate act borne out of the Rhodesian elites ideological aspirations of 
separate development vis a vis land rights, customary and rule of law, these have been exploited 
by post-independence regimes in pursuit of self-interests. The culpability of the political 
organization in the deliberate use of archaic exclusionary and disenfranchising legal instruments 
in complicity with International capitals has manifested in skewed development in local 
communities. Physical Planning and its noble intentions of sustainable development for the 
benefit of both individuals and societies and for future generations are systematically politicized 
rendering it a mere puppet lacking professional legitimacy an epitaph to politics and their pre-
eminence in the Zimbabwean planning paradigm.  

Key words: Institutions, Planning in Zimbabwe, Chisumbanje,  
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1. INTRODUCTION  
It’s North’s (1990) assertion and acceptance in discussing institutions and economic change that 
the fact that institutions affect the performance of economies is hardly controversial, neither that the differential 
performance of economies over time is fundamentally influenced by the way institutions evolve ( p3) and further 
that the defining factor in the game is then the manner of conception, subsistence and evolution 
of the various organizations set up to take advantage of these institutional frameworks in an 
almost narcissistic symbiotic manner.  The matter of the economic and social growth in 
Zimbabwe has been examined by the United Nations at various junctures and through various 
means amongst them it’s Conference on Trade and Development (UNCTAD) similarly in The 
Economic Development in Africa Report 2013 as well as The Economic Development in Africa Report 2009. 
In these the conventional factors of growth (labor, physical and human capital accumulation, and so on) 
have been found to not fully elucidate Africa’s economic growth experience or under-
development. Zimbabwe is a state built on the foundations of Rhodesia, a former colony of 
Great Britain. Chisumbanje, the area under study where the ethanol plant is located is a rural 
community which was previously an enclave for African farmers. The political elite inherited a set 
of laws, rules and customs whose purpose had been perpetuation of racially segregated national 
development and socio-economic and political disenfranchisement. The expectation would have 
been a total reform of this skewed planning tradition towards de facto emancipation and 
universal participation locally and nationally. A look at Institutional frameworks and explanations 
according to Hoff and Stiglitz (2001: 389), may perhaps afford an understanding of the current 
case study and the manner of development therein. “Development is no longer seen primarily as a process 
of capital accumulation but rather as a process of organizational change”.  Evans (2003) in a commentary on 
The Challenges of the Institutional Turn: New Interdisciplinary Opportunities in Development Theory posits 
that along with organizations, culture and norms are also involved.  This paper seeks to examine 
the mix of institutional formal and informal frameworks and cultural normatives at play on the 
ground using the evidence from the case study in Chisumbanje.  

 

1.1 Aim  
This paper seeks in broad terms to examine-the institutional and legal frameworks relevant for socio-
economic development in rural Zimbabwe? Empirically and more specifically an examination of the 
experience of the local community in the case study: Chisumbanje Ethanol Plant will be made to 
answer the following questions 

i. What is the formal and informal context of planning in Zimbabwe and why? 
ii. If planning is politics and politics is planning what has pre-eminence in Chisumbanje, 

Zimbabwe? 
iii. How did the ethanol plant get established? 

The first question seeks to create a platform and context for the evolution of planning in 
Zimbabwe from the twin perspectives of the professional planning ambit on the one hand and 
the rural and communal indigenous local communities in communal lands. By answering the 2nd 
question it is hoped a better understanding of the roles planning as an institution and politics as 
an organization play in socio-economic development. The third question it is hoped will speak to 
the actual case study in Chisumbanje.  
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2. Background 
2.1 Build Own Transfer 
The ethanol plant in Chisumbanje was the brainchild of Macdom Investments and Ratings 
Investments. These companies are linked to business mogul Billy Rautenbach a close ally of 
President Robert Mugabe. The companies entered into a 20 year Build-Operate-Transfer (BOT) 
agreement with the Agricultural and Rural Development Authority (ARDA) for sugarcane and 
ethanol production in the Chisumbanje and Sabi Valley. This is a form of financing arrangement 
in which a developer (1) designs and builds a complete project or facility (such as an airport, 
power plant, seaport) at little or no cost to the government or a joint venture partner, (2) owns 
and operates the facility as a business for a specified period (usually 10 to 30 years) after which 
(3) transfers it to the government or partner at a previously agreed-upon or market-price.) The 
private firms would hold 70% shareholding while ARDA accounted for the remainder. ARDA, a 
government institution would also receive 10% as management fees and 8 % of the revenues 
from annual production. According to projections at full capacity the ethanol plant would cover 
40 000 hectares in Chisumbanje and 10 000 in Middle Sabi.  8 000 local jobs were also to be 
created and countless opportunities for downstream industries. (Portfolio Committee Report 
2010, News Day 18/10/2011). According to  media reports (News Day 18/10/2011) details of 
this particular deal remain shrouded in secrecy and not even  Parliament through its oversight 
Portfolio Committee on Agriculture, Water and Resettlement tasked to pursue this has been  able 
to unlock details from the relevant ministry of Agriculture Mechanization and Irrigation 
Development nor the responsible authority ARDA.  Writing for Omvärlden (March 2014) 
Anders Orrenius on the ethanol plant establishment in Tanzania by a Swedish company notes 
that such land deals have become common place in Africa in general and the sub-Saharan region 
in particular as state entities enter into partnership with private business as active players in the 
markets. Land ownership is communal and non-titled in Chisumbanje. The area is governed 
under Chief Musikavanhu (Chapter 15 of the Constitution of Zimbabwe provides for and regulates matter 
pertaining to chiefs with the customary law statues being their principle legal instruments.)                                     

 
 

2.2 The legal instruments and academic 
doctrine.                                                                             
Zimbabwe is a parliamentary 
democracy with legal instruments that 
govern planning and development. The 
principal Act of  parliament in planning 
is the Regional, Town and Country 
Planning Act, chapter 29:12. Formerly 
the Town and Country planning Act it 
was changed in 1976 the amendment 
seeking to increase the scope of  
planning from just basic town and 
country planning to regional planning, 
to address regional issues that were now 
having a bearing on urban areas and 
also in part a response to the 
spectacular urban population growth 

Organizations 

Formal
inst. 

Informal
inst.

Figure 1 Development matrix: see appendix for explanation of 
matrix 
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experienced in Zimbabwe and indeed many African countries in the 1960s and 1970s (Pacione, 
2009, p115).  The need to find ways to generate employment became increasingly acute in 
regional centers giving rise to so called growth centers, growth points in Zimbabwe’s case 
(Dhowe, ARUP).  Further the Communal Land Act [Chapter 20:04] formerly Tribal trust Land 
Act 1976  (No. 6 of  1979) will offer insights into the classification of  land in Zimbabwe as 
communal as well as the alteration, of  such classification, its regulation and the modalities of  
occupation and land usage as governed by the Act. The Land Acquisition Act [Chapter 20:10] A 
pivotal piece of  legislation enacted to buttress the Fast Track Land Reform Program (FTRLP) 
this Act will provide insight into the extent of  presidential and government line ministry and 
delegated civil authority power to acquire land or other immovable property compulsorily in 
certain circumstances, provide for designation of  rural land as well as act in matters related to 
derelict land. Ancillary to this Act is the Land Survey Act, [Chapter 20:12] which Act relates to 
the consolidation and amendment of  laws relating to the survey of  land in Zimbabwe and the 
establishment of  the office of  the Surveyor General to supervise such land transactions. Other 
laws of  interest in the study but mainly as matters of  reference have been the Customary Law 
and Local Courts Act [Chapter 7:05] the Environmental Management Act, [Chapter 20:27], the 
Forest Act [Chapter 19:05] the Zimbabwe National Water Authority Act [Chapter 20:25], Chiefs 
and Headmen Act [Chapter 29:01] and the Mining and Minerals Act.  

A broad range of  literature has been assessed in the writing of  this thesis. Chief  has been North, 
D. C. (1990) Institutions, Institutional Change and Economic Performance, Rothstein, B. (2010) 
Politik som organization: Förvaltningspolitikens grundproblem. (red.) 4:e upplaga, 1st print, 
Pacione, M. (2009) Urban Geography: A global Perspective, Third Edition as well as Bartha, A. 
(2013), “Governance, culture and democracy: institutions and economic development of  EU 
MEMBER STATES”. Articles by influential Zimbabwean scholars have been widely sourced 
including Wekwete (1989), Makombe (2013), Thondhlana.  Suffice it to say that many other 
authors’ works have been gleaned and time and space preclude a more thorough 
acknowledgement at this time than this.  

2.3 The interviews and observations. 
Interviews were sought and granted with government and local authority officials from the 
Department of Physical Planning in the Ministry of Local Government Public Works and Urban 
Development. This is the principal central government department responsible for planning in 
Zimbabwe.  The Mutare Provincial Administrators office which is the provincial office under 
which Chisumbanje rural district council falls and the  Rusape District Council being the primary 
council with oversight in Chisumbanje.  Harare Metropolitan Department for City Planning and 
Development was included as a reference point because Harare is the capital city and comparison 
would perhaps shed light on the relationship between political and institutional influences in 
planning.  Interviews were also conducted with professional planners through the Institute for 
planners as well as at the University of Zimbabwe’s Department of Rural and Urban Planning. 
Though sought for, permission to carry out interviews in the Chisumbanje area was not granted, 
but to this end I acknowledge the data secured through Gladman Thondhlana PhD who gladly 
availed his data acquired through CIGI funded research in Chisumbanje.   
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2.4 The physical space and place of Chisumbanje in the period 1980-2014. 
Chisumbanje                                                                                                                               
The case study is located in Zimbabwe a country with a population of 13 061 239. The rate of 
literacy in the district is 96 % being defined as the percentage of the population 15 years and 
older who have completed at least grade 3 level education1 national  literacy rate is 97 % while 
unemployment and fertility rates are pegged at 10.7% and 3.8 % respectively, (Zimstat 2014). The 
ethanol plant located on the edge of the Chirinda Botanical Reserve, southern Africa’s 
southernmost tropical rainforest (Timberlake, Drummond and Maroyi 1998) is located in 
Chipinge District, one of the oldest centers in Zimbabwe established in close proximity to Mount 
Selinda a Christian mission center established through financing by the American Board of 
Commissioners for Foreign Mission through the facilitation of Cecil John Rhodes’s British South 
Africa Company in 1901 (Timberlake 1994). Chipinge Rural has the largest population in 
Manicaland provinces 1 752 698 population at 17.1 %   (298 841) with Chipinge urban being 
home to 1 % (25 292). Chisumbanje is an area located within Chipinge rural in the Dowoyo 
communal land on the eastern 
bank of the Save river. Laying 

in a valley it is arid and prone 
to poor crop yields. 
Agricultural output consists of 
mainly maize, millet and 
rapoko grown on communal 
lands and coffee, tea and 
bananas grown in the 
commercial estates. The 
population of Chisumbanje is 
500 000 (Zimstat 2014). 
Politically the area has voted 
for opposition parties since 
1980.  

 Land ownership within 
Chisumbanje is communal. 
Communal lands were 
formerly called Tribal Trust 
Lands (TTL’s), and reserved for black people in colonial Zimbabwe and later under the 
Rhodesian government of Ian Smith.   In essence subsistence and small scale commercial farming 
are the principal economic activities in communal lands, there is usually limited additional 
employment apart from at Growth points and or teaching posts, (World Bank, 1985).  Some 
communal lands have high population densities, and as a consequence overgrazing by cattle and 
goats and soil erosion can occur. The farms of communal lands are traditionally unfenced. 
Communal lands have resident traditional African Chiefs. Communal land is non-title land; the 
implications of this for planning purposes will be discussed later in this paper. Many communal 
lands are at a lower elevation than the richer commercial farms, lying in the drier ecological 
regions 3-5 and consequently experience higher average temperatures, and lower rainfall levels. 

                                                             
 

Manicaland

Figur 2 Map showing Zimbabwe Administrative provinces and Districts of Manicaland 
Province. Source: author 

http://en.wikipedia.org/wiki/Subsistence_farming
http://en.wikipedia.org/wiki/Growth_point
http://en.wikipedia.org/wiki/Teaching
http://en.wikipedia.org/wiki/Population_densities
http://en.wikipedia.org/wiki/Overgrazing
http://en.wikipedia.org/wiki/Soil_erosion
http://en.wikipedia.org/wiki/Tribal_chief
http://en.wikipedia.org/wiki/Elevation
http://en.wikipedia.org/w/index.php?title=Average_temperatures&action=edit&redlink=1
http://en.wikipedia.org/wiki/Rainfall
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Since independence, in communal lands, schools have been established and expanded, roads 
tarred, and electrification has spread. In recent years though, this development has slowed. 

The objective of planning in the colonial era was segregated development and thus a distinction 
was made between communal lands and rural land. Rural Land was land that was set aside for the 
white occupation. This land is titled land by way of private ownership as well as a component of 
state land in the form of forestry’s etc. This is land largely used for large scale commercial 
farming and planning in these areas is largely to do with service provision e.g. roads, the 
responsible authority being the rural councils in the areas. 

ARDA is responsible for the management of state land, communal land ownership is vested in 
the person of the president and thus subject to ARDA management. The greater part of land in 
Chisumbanje falls under the authority of ARDA.    

Literature Overview 
This section is included within the broader chapter on background. The reason for this is the 
absence of previous studies on the specific area of Chisumbanje and the specific aspect of the 
ethanol plant to refer to. A literature overview affords an opportunity to discuss and put to the 
fore peer reviewed theses on the core aspects the paper wishes to address.  

Institutions and development                                                                                                     
The role of institutions in rural socio-economic development specifically and socio-economic 
development in general has been studied variously with interesting results. For the sake of this 
thesis I accede to North (1990, p3) for his definition of institutions as “the rules of the game in a 
society or, more formally… the humanly devised constraints that shape human interaction. In 
consequence they structure incentives in human exchange, whether political, social, or 
economic”. The direct implication thereof is that, individuals choices can and are definable and 
thus can and are limitable by the direct implication of institutions. Thus in the political economy 
of nations  institutions broadly stated such as the structure  of property rights and the presence 
and functionality of  financial markets, influence the structure of economic incentives in a society. 
It follows therefore, argued from an economist perspective that this socially constructed 
endogenic structure will have explicit bearing on resource allocation and profit taking as well as 
the vestige of power. In a nutshell, North’s assertion is that societies with economic institutions 
that facilitate factor accumulation, innovation and the efficient allocation of resources will 
prosper a view shared even by Acemoglu, Johnson, and Robinson (2005). Importantly in his treatise 
North further elaborates that institutions can be interpreted either as informal constraints or 
formal rules. The informal constraints as “code of conduct, norms of behavior, and conventions 
… which come from socially transmitted information and are a part of the heritage that we call 
culture” (1990, P.36-37). It is perhaps the evolutionary nature of formal constraints from 
informal culture, both mainstream and peripheral as also cultures somewhat place specificity and 
fixity in different societies that may also serve to explain why the same set of formal rules have 
produced divergent outcomes in various circumstances. Suffice it be said therefore that there are 
formal rules- “including political (and judicial) rules, economic rules, and contracts. The hierarchy 
of such rules, from constitutions, to statute and common laws, to specific bylaw, and finally to 
individual contracts defines constraints, from general rules to particular specifications” (North 
1990, P. 47). They are intended to function as lethargic behemoths, bastions of stability and 
unchanging, resonating in harmony with generally accepted societal imposts.  It suggests, 
therefore, at least three principle aspects of institutions – (i) political rules (hereafter interpreted 
as political institutions), (ii) economic rules (hereafter referred as economic institutions, which 

http://en.wikipedia.org/wiki/Electrification
http://en.wikipedia.org/wiki/Community_development


8 
 

shape the property rights structures) and (iii) contracts (between individuals and/or parties). And 
then there are the informal rules of culture, societal norms and religion.      

Local communities and rural development                                                                                                                             
Some examples of how rural development has been conducted in local communities are cited in 
the Report of the APO Seminar on The Role of Local Communities and Institutions In integrated Rural 
Development held in the Islamic Republic of Iran, 15 -20 June 2002 (ICD-SE-3-01. Maximization 
of rural development activities was seen as best achieved premised upon Integrated Rural 
Development strategies (IRD) who’s modus operandi has been the establishment of coordinating 
organizations at national level. Modest success has been achieved through this method with 
major criticism being directed at its “supply-driven” nature and execution.  The resultant 
additional stratum of bureaucracy has had the effect ante of hampering affectivity and promoting 
greater exclusivity of the local affected communities.  Experiences in Nepal, Sri Lanka and 
Malaysia where such initiatives have been conducted have precipitated the need to set up local 
government units and project offices to decentralize project implementation and increase local 
community participation. This has effectively neutralized the top-down developmental approach 
and increased the buy in and input of local cooperatives, culture groups and NGO’s allowing for 
greater political diversity in rural development issues.  The result is “demand-driven” rural 
development anchored in popular local government and organizational structures allowing for 
greater inter-disciplinary collaboration fostering a sense of shared ownership (ibid, xvii).  

Gender and development                                                                                                            
The World Bank in its Report of 2013 on Gender and Governance in Rural Services: Insights from 
India, Ghana and Ethiopia estimates that 3 out of 4 people living in the developing world live in 
rural areas depending directly or indirectly on agriculture for their livelihood. Exposure to the 
triple risks of market, state and community failure mean provision of basic agricultural extension 
services, vital for rural development and basic services such as reticulated drinking water, 
education, and health services become truncated with private firms shunning investment due to 
uncertain returns, while state apparatus are inadequate to meet the demand-driven needs of a 
national population in both urban and rural areas. (ibid, xviii) Another aspect is that of the 
inclusion, or rightly stated the exclusion of women in the various decision making strata of 
development custodians. “Women are not farmers” an attitude proffering the exclusion of 
women from land ownership and the ancillary social status, economic freedom and political 
suffrage this would entail has been cited as a major impediment to rural development. The 
United Nations Food And agricultural Organization (FAO) in its Factsheet: Women Farmers and 
Food Security (2008) estimated that in sub-Saharan Africa women grow 80-90 % of all food crops. 
Statistically significant correlations have been established between increased education for 
women, greater access to inputs and financing and higher production yields. Despite this women 
have ownership of only 1 % of the land while only 5% of resources provided through extension 
services in Africa are available to them. The World Banks recommendations to ameliorate this 
situation included the need to ensure inclusiveness by reforming institutions and policies to 
establish equal rights and equal access to opportunities. Legal reforms and regulations, not 
immediately circumvented by informal cultural norms and communal rights that ensure equitable 
ownership of assets (particularly, land and livestock) and user rights (including water use, forest 
management) and promote equal opportunities (labor laws, corporate laws, equal opportunity 
laws) are thus indispensable, as is the need for rural women, entrepreneurs, and marginalized 
groups to access improved rural financing opportunities.   
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Culture, institutions and development                                                                                         to 
examine this aspect I turn to a European setting, most for the sake of this phenomenon being 
well documented here. Though the geographical and socio-cultural environment is different in 
their paper Governance, Culture and Democracy: Institutions And Economic Development of EU 
Member States (Bartha 2013) found that there was strong correlation between institutional quality 
as represented by democratic institutions, respect for rule of law and property rights and effective 
governance and growth-supporting cultural components such as trust, respect, self-determination 
and  freedom for expressions of civil obedience.  

Social commentators                                                                                                                        
Africa In general is not without a large body of seminal post-colonial writers who have made 
significant contributions to the understanding of the African socio-cultural psyche, political 
traditions and economic development issues in Africa. T.M Aluko, Chinua Achebe and Ngugi wa 
Thiong’o (One Man, One Matchet, Things fall apart and The river between)   are but a few of Africa’s 
most acclaimed for whom there is no doubt regarding the negative effects, upon African 
development of the imposition of western religion, economics, politics, education, planning…the 
list goes on and on, while also accepting the duplicitous nature and complicity of the African 
political elite in her underdevelopment. Nkosana Moyo (former Minister of International Trade, 
Zimbabwe and former executive chairman of The Mandela Institute for development and 
Studies) contributed with an instructive and pleasant overview of the dynamics in African 
economic and political affairs in the 21st century ABC 2013. Nkosana contends amongst other 
things that Africa is exposed as the only continent that is attempting to develop itself on the basis 
of alien institutional frameworks. The setting aside of the African state in favour of the borrowed 
European state with African cities planed more European than even European cities, that is to 
say developmental trajectories and paths premised upon the experience of the colonizers, without 
qualifying this experience in terms of how it relates to that which is the African experience on the 
ground. The introduction of ex-African albeit tried and tested legal frameworks and systems not 
developed in these local environments immediately alienate the very constituents it is meant to 
serve and criminalize them and their behavior. It is the authors testimony regarding alienation of 
locally accepted norms through imposition of laws crafted thousands of miles away to be a 
phenomenon replicated in the hinterlands of northern Sweden and easily distinguishable with 
regard to shoreline (strandskydd) protection, which rules are often referred to by locals as 
despotic fancies from Stockholm bureaucrats divorced from reality and historical imperatives on 
the ground. As ignorance, is at law no excuse for not following its dictate? The educated and 
political elite exploit the legal instruments in ways ordinary peasants as those in Chisumbanje and 
perhaps Dorotea in northern Sweden cannot. 

3. THEORY   
The hypothesis in this paper is that institutions and legal frameworks in general play a role in 
development. Thus a qualitative methodology with deductive emphasis was used premised upon 
the case study, interviews, observations and literature review.     

The theoretical groundings serve the role of presenting the filter through which the gathered 
empirical evidence and results are examined and interpreted. It is even with this in mind that the 
aim and questions were constructed.  
3.1 Localization Theories 
The case study if one of the localization of an ethanol plant in Chisumbanje. This however is not 
the main focus of the study which is an analysis of the frameworks around the establishment 
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rather than the rationale of it from an economic perspective.  This rationale is adequately 
accounted for through and explanation of Johann Heinrich von Thünen (1783 –1850) theory on 
agricultural land use. This is contained in the appendix to this paper. It rationalizes the location of 
the sugar mill in Chisumbanje especially from a cost effectiveness rationale.  

3.2 Planning paradigms  
In this section I present the planning paradigms of relevance to understanding planning in 
Zimbabwe. The Town and Country Planning Act 1947 is the principle planning act in Zimbabwe, 
(Dhowe, ARUP). Four predominant models of rural planning and development are proffered 
with brief descriptions.  

Figur 3The evolution of rural development policies  

 

Source: economie rural 307/September-october s.25 

Sectoral                                                                                                                                                        
Focus in this model is on ensuring domestic food security with agricultural extension services, 
environmental protection as key facets, (Hodge et al, .2008) In this model, agriculture represents 
the major sector in the rural economy and its success determines the performance of the local 
economy more generally. Agricultural decline promotes rural depopulation and a decline in rural 
service provision. Thus, a policy to stimulate agricultural production not only supports domestic 
food supply, agricultural employment and farm incomes, it also deters outmigration from rural 
areas and supports the rural economy and service provision more generally (Buckwell et.al., 
1982). 

Multi-sectorial                                                                                                                                   
Agricultures contribution to the general economy of many rural areas was viewed as being 
minimal and it became inevitable that other economic sectors have come to play an increasing 
role in the rural economy. Farmers are encouraged to look for alternative sources of income by 
adding value to agricultural products, by making use of farm assets, especially land and buildings 
for non-agricultural uses, by undertaking agricultural work on other farms and by becoming 
involved in non-agricultural economic activities off the farm. The emphasis on the diversification 
of the farm business subsequently broadened to a wider analysis of farm households and the 
potential for pluriactivity, drawing on multiple household income sources, as a strategy for long 
term farm household survival (Shucksmith, et al., 1989).  

Territorial                                                                                                                                             
The focus is towards a more general analysis of conditions within particular types of area, or a 
territorial approach. And in practice, this means a focus on rural areas and not just agricultural 
production per se. Rural areas can offer attractive locations for the establishment of new 
economic activity, often associated with the most advanced sectors of a modern economy, such 
as in information technology, and many areas have gained employment from the establishment of 
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new firms and types of employment (Keeble and Tyler, 1995; North, 1998) Economies of size 
and centralization in the supply of services, increased personal mobility, privatization of service 
providers and altered patterns of demand have also led to major changes in the way in which 
services are delivered.  Analysis of ancillary markets e.g. labour markets become necessary with 
trends being instrumental in addressing structural deficiencies. However, there is a variety of 
factors that can prevent individual access for example to employment beyond a crude lack of 
vacant jobs (Hodge et al., 2002). These can include lack of transport, lack of childcare facilities or 
a mismatch between the types of jobs available and the skills of those without work.  

Local                                                                                                                                          
Resources allocation is directed towards particular problems at the individual household or 
business level. This presents difficult challenges to central government and indicates the 
requirement for decentralization of decision-making; this is achieved best at the 
municipal/district level than at the provincial level. What is required is some mechanism for 
connecting the objectives and resources that are given for development policy at the national 
level to the problems and priorities that apply at the individual level. The complexity of the 
problems and the decrease of traditional agricultural relationships have increased the attention 
given to the role of social capital and networks in the delivery of rural development (Lee et al., 
2005). Local circumstances must be assessed against national priorities and information 
disseminated to individual households and businesses on the opportunities and resources that can 
be made available in support of the objectives. 

Figur 4 Indicators and methods in different development contexts: Source- economierurale.revues.org/406 

 

 

Politics and power                                                                                                                          
The context for these paradigms is the political economy. The political process of policy formulation and 
the nature of subsequent policies are the results of the distribution of power within a given society as well as globally, 
and the interaction (inclusion or exclusion) of a variety of local and international interest groups and individuals 
within the context of a particular political system, Weidman (2003).  According to Bo Rothstein 
(2010:245) the political establishment’s ability to include or exclude local communities from 
policy discussions and decision making processes through the adoption of specific state and party 
governance structures at macro and micro level is key to development. The result for local 
communities is a direct disenfranchisement from real power. Jon Pierre (Rothstein 2010) 
discusses broadly central political and state control vis a vis decentralized structures in effective 
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resource management and redistribution. The statement by Weidman is precisely a commentary 
and manifestation of this interplay in the Zimbabwean experience. Whether as a policy 
instrument or an end in itself, the decentralization and effective unpacking of influence, read 
power has direct implications on the well-being and development agendas of local communities.  
Black Africans were alienated form fertile land in Zimbabwe. The means to their inclusion was 
political. Chiefly this process involved implementation of land reform policies by government in 
partnership with the WB (World Bank) NGO’s, White commercial farmers and local 
communities and various other government departments. The current land patterns in Zimbabwe 
are thus the result of this land reform in particular the Fast Track Land Reform Program -2000.  

4. METHODOLOGY AND DATA 
4.1 Choice of method 
According to Denscombe (2009, p.183) there are for the social scientist four main methods for 
the conducting of  scientific enquiry and collection of  empirical data for further analysis. - 
Questionnaires, interviews, surveys and observations in situ and written or published sources of  
material. Because the aim is to find out the relationship between rural development and 
institutions as well subjective views on these – a kind of  theoretical development the choice of  
field study was deemed appropriate.   May (2013, 274) points out that in field studies the thrust is 
more to come to an understanding of  the complexity and multifaceted nature of  a specific 
phenomenon as it is expressed in and through human behavior.  Coupled with this were semi-
structured interviews, a literature review and observations The rationale behind this triangulation 
was that there is no exclusivity of  function and use between certain methods and certain fields of  
research e.g. surveys and questionnaires or ethnography and participatory field observations. . 
Further none of  the methods are fully comprehensive in their approach to provide full and 
exclusive utility in the examination of  a particular phenomenon, but can rather benefit from 
complementarity with other methods. And lastly the methods were thought to be extremely 
usefulness for the intended enquiry. It is hoped comprehensive results can be generated from the 
resultant empirical data base.    

Complimentary data relating to interviews in Chisumbanje District in areas immediately 
surrounding the ethanol plant  was sourced from Gladman Thondhlana PhD who conducted a 
case study in the same area of Chisumbanje as part of CIGI, Africa Initiatives discussion papers 
series  titled : The Local Livelihood Implications of Biofuel Development and Land Acquisitions in Zimbabwe, 
No 11-January 2014 focusing on  the  establishment by volume and capital outlay of the biggest 
bio-ethanol plant in Africa, the dispossession of local people from their farming land and other 
land-based livelihood activities and how this resulted from this development where central 
themes. Given the background of fast-track land reform in Zimbabwe, where white-owned farms were 
appropriated to black people for “socio-economic empowerment,” biofuel development for national interests was set 
on a collision path with local livelihood needs. “The study aimed to understand the processes and promises of biofuel 
development versus the actual livelihood impacts at the local level…” (Thondhlana 2014) This data is useful 
in my thesis as it plugs the gap left due to my own inability to conduct interviews with affected 
families at location in Chisumbanje.   

4.2 Selection  
The informants with whom various interviews, of  mainly semi and unstructured form were 
conducted were chosen primarily to fulfill a horizontal profile within the civil service, gain an 
insight into private sector involvement as well as garnering the insights of  local actors and 
individuals.                                                                                                                                             
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The civil service  interviewees were from (i) State level: Department of  Physical Planning 
Ministry of  Local Government, Rural and Urban Development,(ii) Provincial Level: Department 
of  Physical Planning Manicaland Province, (iii) Municipal City Level: City Planning department  
Harare Metropolitan Province and (iv) District Level: Planning Officer Chipinge Rural District 
Council.                                                                                                                                 
Private sector interviews were conducted with ARUP an engineering firm with extensive 
operations in Zimbabwe and Pactworld Zimbabwe an NGO working primarily with HIV aids but 
also other community based initiatives to ameliorate exclusion and disempowerment of  local 
communities.                                                                                                                                      

4.3 Data collection  
The field study was conducted in Chisumbanje in Rusape District of Manicaland Province in 
Zimbabwe. The interviews were recorded using a voice recorder. Questions (i) which legal 
frameworks govern your work?  And (ii) How is land use and changes of this determined? , were 
designed to answer the first two questions respectively for this thesis by examining the 
background and context of development and land appropriation. The last two questions (iii) what 
role does planning have in economic development in the political economy?, and (iv) what 
lessons can be drawn from Chisumbanje?, were designed to answer the third question in the 
thesis and specifically speak to the case study.                                                                            
Interviews were conducted exclusively behind closed doors at places chosen by the subjects. 
(Denscbombe 2009:235) suggests this as an most appropriate method to allow interview subjects 
the freedom to express themselves in their own words while retaining a modicum of control and 
safety. This was vital for this thesis. All interviews were personal interviews with the obvious 
benefits of being easy to arrange, easy to verify data with the subject not to mention the logistical 
ease of dealing with just one person’s opinions and information at a time! The rationale behind 
the interviews with civil servants was to try and identify the formal and informal frameworks in 
use in planning on the vertical axis in the political state. With regard to the private sector and 
NGO interviews the Zimbabwean governments perceived and de facto failure to adequately meet 
its responsibilities in service delivery has opened up space for such organizations to exploit and 
just how they do this is what the questions sought to ascertain. Data from a sample of 20 in 
depth interviews conducted by Thondhlana with a cross section of men, women and youth 
“arbitrarily encountered at public places such as shops, the fruit and vegetable market, schools, churches and along 
the road,” is  incorporated into this thesis tangent to the authors own findings.    

The literature review was centered on a reading of North, D. C. (1990) Institutions, Institutional 
Change and Economic Performance, Rothstein, B. (2010) Politik som organization: 
Förvaltningspolitikens grundproblem. Academic literature was selected using broad criteria of relevance 
to institutions, development, formal and informal development, rural development and planning 
in Zimbabwe as well as land reform and husbandry. The greatest challenge was finding research 
articles that directly related to Zimbabwe and issues of rural development. This has resulted in 
the thesis assuming a more general character in the sections regarding literature and theory- this is 
however discounted for given that planning ideals and theoretical viewpoints encountered were 
not too far from those of western import that were presented. The non-research literature was 
selected mostly from the area of contemporary African social writers and intellectual 
commentators –here bias was allowed for those whose stature was Pan-African and whose works 
were social commentaries of the African development experience pre -and post-colonialism.                                             
Suffice it be said that there was indeed a great body of both peer reviewed and non-research  
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literature available which could hardly be efficiently and adequately dealt with in such a small 
thesis as this and with the expertise of an undergraduate. 

 Delineation was therefore a necessary evil. By restricting myself to research material which had 
strong similarities to the case of Chisumbanje I discarded other narratives whose results while not 
directly applicable could none the less have had ancillary benefits to be derived. Part of this 
process of delineation was conducted using the Umeå University library databases and search 
engines which allowed for refined search and selection on just those themes that were relevant.  
Some literature was sourced at the Institute for Rural and Urban Planning at the University of 
Zimbabwe. The department could not offer formal guidance in my research but were able to 
facilitate interviews with members of academia as well as professional planners directly linked to 
Chisumbanje. Newspaper reports as well as special articles in periodicals produced by SIDA, The 
World Bank, and SADC were surveyed to get a so holistic appraisal as possible.                                                                  
In retrospect a more robust process of selection would have been useful as the work tended 
towards being too big, and too much for an undergrad to accomplish. One big weakness of this 
method of approach was it tended to be an exercise posteriori in regurgitation of ideas and views 
not fully developed due to the complexities around actual appraisal of information contained in 
the reports.  

4.4 Observations and Surveys 
I conducted observations in Rusape and not in Chisumbanje. This was due to my failure to 
secure permission from relevant authorities. In spite of this I managed to gain a holistic observation 
(Denscombe 2009:286) of the situation in and around the Chisumbanje Ethanol Plant. As a 
supplement I refer to Gladman Thondhlana’s thesis and the raw data I have been able to secure. 
A total of 317, randomly approached 2 households were surveyed, this is 20% of the total number 
of those disenfranchised of their agricultural land. A snowball approach as used in this research. 
Those observations made by the author of this thesis were documented in the form of field notes 
continuously during the course of the field work. No particular structure was determined. At the 
close of the observation period the notes were correlated and the initial coding and thematic 
work commenced in earnest. Suffice it be said that the body of data at this time was somewhat 
general with regard to the authors observations but there seemed to appear a trend of 
enlightenment contra the goings on at the ethanol plant. Thondhlana notes as well that his 
subjects demonstrated knowledge about the ethanol project and its livelihood effects. The author 
has also discussed issues of reflexivity and reliability in his doctoral work  

4.5. Analysis method 
Data collection, manipulation and presentation are invariably linked to time, money, feasibility, 
ethics and issues of access and availability, especially poignant when conducting a field study 
(Denscombe 2010, p.183-200).  The 7 interviews were transcribed in their entirety. A thematic 
analysis was conducted and the results categorized by recurrence of terms and thematically. This 
method seeks to identify patterns and themes within the raw data- such a method of 
quantification and analysis shortens the time span from collection to result and allows for general 
conclusion to be drawn without necessarily being lost in the mass of data. Given the highly 
subjective nature of the study the use of statistically significant recurrences in the data can be a 
safeguard against the researcher’s reflexivity and the risk of reading into the data (Tesh, 1993, s. 
25-26). 
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There is of course a down side which has to do with so called soft data that is produced.  
Qualitative data and its interpretation contrasted against quantitative data and statistical analysis 
has tended to be garnished with a tag of subjectivism. The presence of the researcher in his 
research field and how this taints both raw data and the eventual choice of method and analysis 
must needs be be presented and accounted for in the final thesis. Without belaboring the point 
quantitative analysis methods are useful in data analysis, but a human being possesses the quality 
of being a human over a computer Tesh (1993, s. 25-26), the human beings humanity is a channel 
by which to perceive and read between the lines,  the human researcher has the ability to take a 
step back and put things in perspective and last but not least the fact of being bound by data 
programs and matrices in a not too perfect world where the distance between research and 
presentation and funding is shrinking is invaluable, Denscombe (2010).   

Tabell 1 Thematic analysis of interview material 

Theme Level Frequency Classification 
in harare i,ii,iii,iv,pvt high informal 
old laws i,,iii,iv,pvt high formal 
minister i,ii,iii,iv,pvt high formal 
underfunded i,ii,iii,iv,pvt high formal/informal 
The table shows the sections of the thematic analysis conducted showing the theme, the level of 
its detection, its frequency and classification as formal or informal. The levels correspond to i-
state, ii-provincial, iii-municipal/district, iii-local/rural and iv-private/NGO.  

Data from Thondhlana’s work was analyzed to determine relationships between the different 
variables that he was examining. I used SPSS to ascertain via bivariate analysis the strength of 
relationships. Because it was mix of statistical data and qualitative interviews I was even able to 
deduce themes and patterns related to proximity of the subjects to the ethanol plant. Much more 
could have been done with the data but I chose to disregard other relationships in order to keep 
myself within the parameters of my study.    

5. RESULT 
5.1 Planning structures  
What then is the formal and informal context of planning in Zimbabwe?  Zimbabwe has a 
centralized government. The various Acts of parliament reveal in its administration the country 
must be and is divided into 8 provinces with two cities having provincial status for the purpose of 
administration, these are Harare and Bulawayo. These provinces are further divided into districts 
(59) and wards/municipalities (1200).  Provincial governments are head by Provincial Governors 
appointed by the President, appointed specifically to streamline hierarchies in particular regarding 
planning.  Districts are headed by District Administrators (DA) appointed by the Public Service 
Commission (PSC). Rural District Councils (RDC) are headed by Chief Executive Officers 
(CEO) elected from its elected members of the council comprising councilors, the DA and a 
representative of the traditional leadership (Chiefs) appointed under customary law within the 
actual district.  The Wards are run by Ward Development Committees (WADCO) comprising 
elected councilors, kraal heads (traditional leaders adjudicated to chiefs) and representatives from 
the lower level Village Development Committees (VIDCO). Thus are wards are further 
subdivided into villages headed by VIDCO’s   comprising elected councilors and Headmen 
directly subordinate to the kraal head.  

 



16 
 

 

 

Tabell 2 The administrative divisions of Zimbabwe as stipulated by Acts of parliament 

  Organ Basis of tenure 
Sub-division    
Zimbabwe Judiciary Appointed in consultation with Judicial Service 

Commission 
Zimbabwe Parliament Elected 
Zimbabwe President & Cabinet Elected 
Province Governor  Appointed by Pres. 
District Urban District Administrator Appointed by PSC. 
Rural District Chief Executive 

Officer 
Elected 

Ward WADCO Elected 
Villages VIDCO Elected 
 

5.2 Planning hierarchies  
The responsibility of physical planning is vested in the Ministry of Local Government, Urban and 
Rural Development- in particular the Department of physical planning at Harare. The 
department oversees the country’s local authorities in line with the demands of the provisions of 
the Regional, Town and Country Planning Act (RTCPA) (Chapter 29:12) and related legislation, 
which local authorities must observe to. Pre-independence its function was in part to pursue 
physical planning whose outcome was entrenched segregation with distinct white settlements and 
black enclaves. Within this context urban planning was carried out in the former and neglected in 
the latter to satisfy ideological government positions and in pursuance of capitalist objections. 
This planning role now includes all areas urban and rural without the racial strait jacket. The 
department also advises the Minister of Local Government on the interpretation of planning 
provisions and the execution of planning functions within the auspices of the reserved powers of 
the Minister. The Minister in harmony with the RTCPA exercises oversight on the various 
provincial planning offices who in turn act in a supervisory capacity towards the urban and rural 
district councils under their ambit. With regard to planning instruments The RTCP ACT [chapter 
29:12] revised edition1996, provides in PART II for the creation of Regional plans, PART IV for 
Master Plans and Local Plans and lastly Schemes providing a strict regulatory framework for 
development control vis a vis buildings and various other structures. Thus the Minister wields 
considerable clout to influence and guide planning decisions at all levels. These are re-presented 
in their order in the ACT as well as with respect to the spatial range of their effect in planning. 
The Ministers are appointed and serve at the pleasure of the President of the republic. PART XI 
68 1, 2a-j, The Minister may issue directives/allow regulations to provide for:  

i. (a) the form and content of regional plans, master plans and local plans and the 
procedures  to be followed in connection with the preparation, submission, return, 
approval, rejection, repeal or replacement of such plans. 

ii. (b) the form and content of , and the manner in which , applications for preliminary 
planning permission or permits shall be made and the manner in which such 
applications shall be dealt with by the local authority. 
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A full listing of the Regulatory Powers of the Minister, Power of the Minister to give directions as 
well as the Default powers of the Minister as contained in the ACT are contained in the 
appendix. 
 

5.3 Planning’s informal stature  
The informal (non-codified) arena for planning (development) -in Zimbabwe’s case, is that part 
of the political economy whose roots are  in the indigenous culture existent pre-independence 
whose continuation manifests today mainly in rural areas. Distinction is made between the 
economic manifestations of integration/exclusion from the capitalist economy on the one hand, 
and the contra traditional privilege/power codified structures epitomized by Acts of parliament and 
the structures of the traditional leadership exercised through chiefs, kraal heads and headmen. 
Economically the informal sector dominates with the African development bank estimating it 
contributes about 55 per cent of Sub-Saharan Africa’s GDP and 80 per cent of the labour force, 
20 % of GDP and 75 % in Zimbabwe’s case 2014. Paradoxally there is an absence of secure 
income, employments benefits and social protection and this sector is viewed as engendering 
poverty and exclusion. The result of this lack of codification is the absence of institutional 
frameworks, recognized at law, regarding private property rights, taxation and general regulation.  
 

5.3.1 Traditional leadership 
With regard to the operative application of physical planning objectives, i.e. in comparison to 
other bodies who enjoy a territorial administrative jurisdiction e.g. local planning authorities  the 
traditional leaderships place, role and jurisdiction are defined in the Constitution of Zimbabwe 
chapter 15, sections 280-287 and further by way of Chiefs and Headman Act [chapter 29:01]. The 
Chiefs and Headman’s Act provides for the division of Communal lands into no less than seven 
provinces each with a provincial assembly of chiefs. This assembly’s functions are (PART V section 
15) : 

(a) subject to section eighteen, to elect persons from among its members 
to be members of the Council; and 
 (b) to consider and report on any matter which is referred to it by the Minister, the 
Council or a member of such provincial assembly; and 
 (c) to bring to the notice of— 
 (i) the Council, any matter of national interest; 
 (ii) the Minister, any matter of local interest; which affects the inhabitants of the province 
concerned or any part thereof or which concerns their interests or well-being 
 

The chiefs’ responsibilities in pursuance of cultural, customary and traditional functions, 
abridged, include: 

(i) Must not be members of political parties or further the interests thereof (sec. 281 (2)) 
(ii) To facilitate development (sec. 282 (c)) 
(iii) In accordance with an Act of Parliament, to administer Communal Land and to 

protect the environment (sec. 282 (d))  
(iv) Except as provided for by an Act of Parliament, traditional Leaders have authority, 

jurisdiction and control over Communal Lands (sec. 282 (2))  

The chiefs’ role is one overseer, gatekeeper of culture and advisor.    
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The President of the republic of Zimbabwe is the final authority regarding appointment, removal 
or suspension of chiefs in consultation with the Provincial assembly of Chiefs through the 
National Council of Chiefs and the Minister responsible for traditional leaders (sec.283 (i).  

5.4 Chisumbanje interviewees  
Regarding the socio-economic characteristics of the respondents Thondhlana found that 317 
subjects were interviewed in Chisumbanje. 57 % were headed by females.  52 % or 165 
respondents were heads of households of which 75 % (135) were males. More than half of the 
respondents had attended primary school with only 23 % (72) having no formal education, 21 % 
secondary school and 24 % advanced level i.e. last level before tertiary education. This finding is 
significant in reference to minimum entry level requirements for formal employment.  Persons 16-60 
yrs. accounted for 52% or respondents with the remainder 0-15 yrs. and elderly.  Income sources 
varied including permanent employment 23%, part-time and casual employment 35 %, self-
employment 36 %, crop- production 10 % and remittances 28 % of total respondents. 98 % of 
respondents reported loss of livelihood as a direct result of the localization of the biofuel plant in 
Chisumbanje. Land holdings shrink from on average 5.2 ha/household to 0.5 ha/household for a 
sample of 26 % of total households. 61 % of households reported chronic monthly food 
shortages the remainder citing shortage surprisingly during the rainy months of October-
February.  

5.5 Central and provincial planning authority interviewees  
Interviews conducted by the author with central and provincial planning offers revealed a callous 
disregard within the governing system for constitutionally guaranteed and legally codified tenure 
rights in communal lands. This should be juxtaposed against the professional ambitions of the 
planners to adhere to nationally instituted international best practice in their fields.  Though 
recognized by law via the Chiefs and Headman’s Act chapter 29:01 customary land systems and 
use incorporated under chiefs and local district councils lack backing in superseding national laws, 
with no pain of censure rendering these traditional institutions useless and largely ceremonial. 
The lands are thus essentially state land and vested in the President by Act of parliament.              
There is very little material available in the public domain regarding the extent of land acquired, 
the manner of its acquisition, the ownership structures both of acquired land and the biofuel 
project, the results of environmental impact and indicative studies that would have had to be 
conducted especially so given that the establishment of the biofuel plant received national project 
status. Ethanol produced has a protected market through a decision of cabinet for mandatory 
blending of fuel in Zimbabwe. According to Thondhlana the net employment benefits of the 
project creation of jobs, local development and land irrigation were extoled as positive facets  
respectively by 33 percent (n=104), 15 percent (n=48) and 11 percent (n=34) of the respondents. 
A higher rating was noted amongst those not directly affected by the establishment vis s vis land 
acquisition citing localization of small enterprises, banks, downstream job opportunities, less 
frequent loss of power, higher reliability of mobile networks and transportation-general 
improvement in standards of living.                                                                                                   
The  reports from local media  indicated differentiated vetting processes for qualification as out-
growers often along political lines something reflected in literature (Paradza 2012). Of 
significance was the role of chiefs accused by opposition MDC-T as extensions of the ruling 
ZANU-PF party. The bickering resulted in the temporal closure in 2012 of the plant by the 
MDC-T minister of Energy. Whether or not the biofuel project satisfies Zimbabwean 
indigenization laws given its major backer is a white man Rautenbach viewed not sufficiently 
“Zimbabwean” (Makova 2012) or if the state should back mandatory blending suggested by the 
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private investors are questions still actively debated in Zimbabwe today. The post‐colonial rural 
administrative system guaranteed the state maintained de jure ownership of communal lands 
enabling politicians to exercise authority guaranteeing the perpetuation of political patronage in 
the rural communities. This would also partly explain the ease with which Ratings maneuvered 
the land deal as the local District Administrator was fingered as a deal‐maker or broker who  
connived” with Green Fuels  to give Chief Garahwa a directive to forcibly resettle his people 
which the latter felt obliged to carry out accepting it as central government’s decision. 

 Thondhlana’s data showed the following amongst other things: 

Figure 5 Relationship between village and total hectare before and after establishment of Chisumbanje ethanol plant for 
three villages Mutikwa, Mutumburi and Mukwenje.  

  

There was significant decrease in hectares for all villages though Mutikwa retained higher hectares 
levels. Mutikwa is closest in proximity to Chisumbanje ethanol plant. There was a relationship 
between loss of land and remittances. Those who had lost land to the ethanol plant in Mutikwa 
had fewer remittances than those at Mutumburi and Mukwenje. Remittances in the latter two 
accounted for ¾ of total income. Insecurity was recorded on a monthly basis in most households 
with strong seasonal variations. Between Augusta and February most households reported high 
food insecurity. In all three locations there was lower food security as hectares under maize 
decreased while those under sugarcane and cotton increased. From the interviews there was a 
correlation between age and perceptions of a positive future. Those 60 and above who had lost 
land to the project felt less positive towards the future while those interviewed younger than 60 
generally felt the project would being new employment and development to Chisumbanje. There 
were other results which can be viewed in the actual thesis by Thondhlana which I have not 
included as they are not directly relevant for this thesis.   

6. DISCUSSION 
Politics is power and power is politics. People build associations and societies to interests-, self-
interests with a dash of benevolence for the next man, enough to win their sympathies in alliance.  
Thus they impose upon themselves constraints to give structure and security in these their 
internal vertical and horizontal relations. In this context are built customs and cultures which 
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emerge to become the breeding ground for unwritten codes whose primary function it seems is 
to reduce the costs of interaction impinging upon one’s own interests. At law it is pronounced in 
Latin that “consuetudo pro lege servatur” meaning custom is held as law and thus the prevailing 
customs of the place and time will have the force of law. It is my assertion that the institutional 
development history of Zimbabwe reflects a clear departure from this basic of maxims. During 
the 90 years of colonial subjugation 1890-1980 the planning ideals were informed by imperialist 
agendas reflective of the needs of the prosecuting imperial state, even if this was a period of the 
decline of the British Empire- with resource extraction and labour management being principal 
aims as the capitalist culture found expression in Rhodesia. The apartheid system was physical 
planning’s contribution in the physical space as the English RTCP was employed in Zimbabwe. 
Itself a reflection of prevailing ideals and ambitions in planning post World War II, an instrument 
whose results are undeniable in the UK context.  What is evident is acceptance and codification 
of customs and norms re-energized and modified into cannon. This is a subjective normatization 
of the states privilege as guarantor of relations, a guarantor of the mutual interest of the various 
organizations/groupings within the framework, thus justifying these institutions’ raison d'être.  
Such reasoning in engaging the indigenous common man was and it would appear from the 
evidence at hand is absent in Zimbabwe pre-and-post independence. Institutions and 
organizations have been forced to adjust their interaction to accommodate the influence of global 
forces in the local political economy at national and local level. States have created playing fields 
in which they are heavily outgunned both in terms of capital and human resources PPP’s have 
warped into becoming private affairs between large enough capital and corporate/political elites 
as is the case in Zimbabwe. Indigenous institutions such as traditional leaders/chiefs though 
codified as custom have no traction in national laws being purposefully rendered ineffective by 
the vary tenants’ of their order. The old customs of bearing gifts to those in authority, respect for 
elders and traditional institutions authority vis a vis land rights, rule of law and issues of exchange 
have become redundant and outlawed in the new and permanent borrowed state.  Politics it would 
seem precedes planning.  This relationship of  the one feeding into the other has direct 
implications for the socio-economic development of local economies Thus instead of becoming 
facilitators to participation in the political economy  these institution (not entirely alien) and rule of 
law, property rights, financial markets etc. having been born and cultured in foreign communities 
and at different times become gate keepers to exclude the larger part of the population simply 
because they are not borne from the aspirations of the local people in commonality with the 
millions others who lay claim to being Zimbabweans.  Institutions it would seem have thus an 
evolutionary side to them by which they maintain legitimacy for all the classes- Africa’s case is 
that of institutionalization by revolution and command- thus the disconnect that I proffer has 
lent to the disenfranchisement of the ordinary masses to the benefit of the educated and political 
elite in conference with the erstwhile (neo-colonial) imposers of such institutions in this day. In 
reading Fanon, he cites Nietzsche thus, "Man's tragedy, Nietzsche said, is that he was once a child. . . . 
However painful it may be for me to accept this conclusion, I am obliged to state it: For the black man there is only 
one destiny. And it is white" (10) though in reference to race and identity it is non the less instructive 
in the implication of the negativenessof having  the definition of one’s self being the prerogative 
of the other. Yet in that reality is an acceptance from both ends, of pretenders as you would. A 
class of politically savvy and quasi-corporate and connected individuals, a black elite,  for whom 
the primary interest is the doctoring of perceptions that influence the incremental changes in the 
frameworks governing interaction between organizations and institutions to suite their own 
interests. It is no wonder therefore that amongst the most eagerly guarded ministries in 
Zimbabwe are those dealing with security services, planning and information (radio, tv, 
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newspapers etc). The one providing muscle, the other implementing the decisions with the last 
spinning the tales the piper should play.  

IT is abundantly clear therefore that in present day Zimbabwe exists formal codified institutions 
with attendant checks, balances and incentives to both reward and detract from such acts as 
would be deemed non-profitable. These structures were in place during Rhodesia and remain in 
Zimbabwe and place Zimbabwe at a comparative advantage amongst its African peers also 
former colonies. Despite this the Zimbabwean economy in general has declined and local 
communities such as Chisumbanje have not been able to fully reap the benefits of planning 
decisions taken by the political elite in a way the Rhodesian state was able to achieve. The simple 
answers to the questions of this thesis are yes, yes politics comes first. A reading of and between 
the lines of this paper will easily reveals this. This paper does in no way lay claim to being 
exhaustive not comprehensive in its reach and thoroughness, yet it is clear that any solution or 
development model to uplift rural communities through the manipulation of institutional 
frameworks such as property rights, rule of law and land rights lies in going to ground to  the  
people. It involves a redefining of roles for the political elite and their party affiliates, a re-
invigorating of planning and the planers role and status as custodians of the round table whereat 
the people meet their rulers in discourse. Regardless of the ideological campus of the state, in 
order to achieve positive development a stand will have to be made for an institutional matrix of 
both formal and informal institutions that send clear signals to organizations by creating an 
enabling political and economic environment in which we learn from others and not feel the 
need to corrupt ourselves for short term benefit.   

The results on the ground point to higher food insecurity at the local level, greater 
disenfranchisement of local communities all of which has been done with the complicity of the 
state. The beneficiaries of the ethanol project have not been the local community in general. The 
proximity of certain villages and their traditional leadership to the project can be read to have 
been an enabling factor to their ability to gain traction form the project. By virtue of being 
already disenfranchised the youth or those of younger ages that have not directly lost land or 
income and security from the land are more inclined to accept the changes without it having cost 
them something. The majority of the residents in these communities were youth and this could in 
part explain how this plant was established in answer to the last question for this thesis, the 
promise of a bright future justifying the present misery that is Chisumbanje.  

At this juncture I would like to confess that this work is by no means exhaustive. A more 
thorough exercise would be needed to fully answer the questions regarding the frameworks and 
mechanisms in place for rural development in Chisumbanje and Zimbabwe in general. An 
examination of the specific role of the traditional leadership vis a vis land allocation. Similarly a 
study of the culture in policy formulation at central government might shed more light on the 
rationale behind private public partnerships and development in Zimbabwe.  
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APPENDIX I 
Regional, Town and Country Planning Act, Chapter 29:12, revised edition 1996 

PART XI                                                                                                                                                                                           
68 Regulatory powers of Minister                                                                                                                            
(1) The Minister may make regulations providing for all matters which by this Act are required or 
permitted to be prescribed or which, in the opinion of the Minister, are necessary or convenient 
to be prescribed for carrying out, or giving effect to, the provisions of this Act, not being matters 
which are required to be prescribed in rules.                                                                                                                  
(2) Regulations made in terms of subsection (1) may provide for—                                                                  
(a) the form and content of regional plans, master plans and local plans and the procedure to be 
followed in connection with the preparation, submission, return, approval, rejection, alteration, 
repeal or replacement of such plans;                                                                                                                      
(b) the form and content of, and the manner in which, applications for preliminary planning 
permission or permits shall be made and the manner in which such applications shall be dealt 
with by the local planning authority;                                                                                                                                      
(c) the keeping of registers of applications, permits, orders or notices made in terms of this Act, 
the manner in which such registers shall be kept and the information to be shown therein;                                   
(d) the form and content of enforcement orders, tree preservation orders, building preservation 
orders, reinstatement orders, prohibition orders and notices and orders under section thirty-five;                
(e) the method of determining the valuation of any property for the purposes of this Act;                        
( f ) an appeal to the Administrative Court in any matter for the purposes of paragraph (c) of 
subsection (1) of section thirty-eight;                                                                                                                         
(g) the manner in which public notice under this Act shall be given, the period therefor and the 
form thereof:                                                                                                                                                                        
(h) the conduct of local inquiries;                                                                                                                             
(i) fees which may be charged for anything done in terms of or for the purposes of this Act;                         
( j) prohibiting or regulating the display of advertisements, including, without derogation from 
the generality of the foregoing—                                                                                                                              

https://www.uky.edu/Ag/AgEcon/pubs/resbulgaria49.pdf
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(i) the size, appearance and position of advertisements;                                                                                    
(ii) the sites for the display of advertisements;                                                                                                       
(iii) the manner in which consent for the display of advertisements or any class of advertisements 
shall be obtained;                                                                                                                                                          
(iv) the removal of advertisements or the discontinuance of the use therefor of any land or 
building. 

70 Default powers of Minister                                                                                                                                          
(1) Subject to subsection (4), if at any time the Minister is satisfied that a local planning authority 
is not carrying out its obligations in terms of Part IV, he may—                                                                            
(a) on behalf of that authority, carry out a study or prepare and make a master plan or local plan 
or, as the case may be, alter, repeal or replace any such plan as he thinks fit; or                                                        
(b) authorize any other local planning authority which, in his opinion, has an interest in the 
proper planning of the area of the first-mentioned authority to exercise, on its behalf, any powers 
referred to in paragraph (a) as he thinks fit; and for such purposes Part IV shall apply, mutatis 
mutandis, to the powers so exercised by the Minister or local planning authority, as the case may 
be.                                      (2) Subject to subsection (4), the Minister, after consultation with the 
local planning authority, may at any time direct that authority—                                                                                                                          
(a) to serve a building preservation order, tree preservation order, enforcement order or 
prohibition order; or                                                                                                                                                                     
(b) to issue an order or notice in terms of section thirty-five; or                                                                                       
(c) to make an application in terms of section forty-two; and containing such matters as may be 
specified by the Minister, and if that authority fails within such period, being not less than one 
month, as the Minister may specify, to act in accordance with the directions of the Minister, the 
Minister may, on behalf of that authority, act in terms of paragraph (a), (b) or (c), as the case may 
be, and for such purposes Part V or VI shall apply, mutatis mutandis, as though any reference in 
the said provisions to the local planning authority were a reference to the Minister: Provided that, 
if the Minister so directs, the local planning authority shall be responsible for paying any 
compensation which becomes due.                                                                                                                              
(3) Subject to the provisions of subsection (4), if at any time the Minister is satisfied that—                                
(a) a local planning authority or other body in whose favour land has been reserved in terms of 
an operative master plan or local plan or an approved scheme has failed to take steps for the 
acquisition of the land in terms of Part VII; and                                                                                                                   
(b) the land should be so acquired for the implementation of that plan or scheme; he may direct 
that authority or other body to take the appropriate steps in terms of Part VII to acquire that 
land.                       (4) Before the Minister takes any action in terms of subsection (1), (2) or 
(3)—                                                          (a) he shall serve on the local planning authority or 
other body concerned notice of the action he proposes to take; and (b) he shall consider any 
representations made by the local planning authority or other body; and                                                                     
(c) he may require a local inquiry to be held and to report on the representations referred to in 
paragraph (b): Provided that the Minister shall require a local inquiry where he proposes to give a 
direction—                                                                                                                                                                 
(a) in terms of subsection (2) which may result in the local planning authority paying any 
compensation; or                                                                                                                                                         
(b) in terms of subsection (3).                                                                                                                                         
(5) Any expenditure incurred by the Minister or a local planning authority in terms of paragraph 
(a) or (b) of subsection (1) may be recovered by the Minister or local planning authority, as the 
case may be, by action in a court of competent jurisdiction against the local planning authority 
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concerned and a certificate signed by or on behalf of the Minister stating the amount of the 
expenditure so incurred shall be prima facie evidence of the amount due by that local planning 
authority. 

 

Historical Zimbabwe  

Great Zimbabwe1200 AD-1500 AD in present day Masvingo Province,   

Mutapa states a.k.a. Munhumutapa state-north eastern Zimbabwe present day Dande  (tapa= to 
kidnap or conquer)Founder is Nyatsimba Mutota. Population of   300 000-500 000 at 
peak*Portuguise contact first 1596-help Gatsi Ruspe ascend the throne of  the Mutapa State-
concessions granted included, mining rights, hunting rights, trade rights*Portuguise help Mutapa 
Mavhuramhande ascend throne 1628-concessions granted included the above and missionaries 
wre allowed, schools were opened and portuiguise could demand tribute equal to that of  the king 
from vassals in return for military support for the king. 

Rozvi states, 

Founder is Changamire Dombo-former headman in Mutapa state. He conquered the Torwa in 
the Bukwa area around the Khami ruins. Deafeted and drove out the Portuguise from the 
Zambezi Valley with a force of  2 000 – 4 000 men.....provinces include uteve, guruuswa, bocha, 
duma, mbire, madanda, MANYIKA 

Political organisation 

Head of  state was the king assisted in administereing the state by his relatives and wives. Spirirt 
mediums were also present as powerful figures giving guidance to the king and solving succession 
disputes. These were constituted into a dare rashe or kings council Land belonged to the King and 
was plaughed on a tribute basis, this tribute was collected by a large standing army.    

The Rozvi State introduced the Changamire titllage re-inforciing the dynastic reign of  kings. The 
king became also the, religious leader and commander-in-chief  of  the army. Through means of  
tribute he gained and maintained control of  the land both in terms of  agricultural and mineral 
wealth. It was the Mambo's prerogative to distribute land, sign treaties, control trade, protect 
citizens, receive visitors etc 

Rozvi state-Organogram 
King and commander-in-chief 
Chief  priests 
Kngs wives 
Kings sons in law 
Provincial governers 
Tumbare-temporary king in the event of  the kings (untimely) death 
Military commanders 
 

  

Economic organization 
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Agro-based, mixed farming economy, cattle husbandry the main activity, sorghum, millet, rapoko, 
cow-peas, calabash and green vegetables were grown. Graneries for storage were available for 
family and communal storage-zunde ramambo 

Social organization 

The family unit was the smallest form of  organization. The society was patriarchal with large 
families being desirable as children would provide labour and status. 

Families grouped together to form villages of  families related in the male lineage. The village 
head was the leader being the eldest male in the lineage-sabhuku. A number of  such villages were 
constituted as a lineage-dzinza. These then formed a district headed by a headman, which districts 
then formed provinces and then states led by a ruler-mambo. 

Thus there was a ruling class who's primary function was to rule, settle disputes and collect 
tribute, the army and spirit mediums, who's function was to protect the interests of the ruling 

class, the peasants , who's function was to 
pay tribute, plough the land and herd the 
cattle 

The matrix includes organizations and both 
formal and informal constraints. 
Organizations are formed to take advantage 
of a mix of exclusively formal constraints 
e.g. legal instruments, land rights, rule of law 
etc. Exclusively informal constraints e.g. 
cultural aspects, norms and behaviors as 
well as a mix of formal and informal 
constraints in varying degrees. While having 
to relate to these realities organizations in 
turn influence the same constraints either 
positively or negatively through compliance 

or defiance. Thus there is a constant metamorphosis not only in the three exclusive sections but 
even n the confluences of these.  

Organizations 

Formal
inst. 

Informal
inst.

Figur 3 Development matrix 


