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EXECUTIVE SUMMARY

Socio-economic conditions and housing institutional framework 

 

 

Housing conditions, housing construction and public utilities

 

 
despite the development of 

managing the common areas of multi apartments building



 In 

by demand from wealthy households and there are no mechanisms that could stimulate effective demand from 

, the practices for collection of fees and tariff 

.

, driven by limited opportunities for many households 

Financial and legal framework

 



3

 The State 

long-term capital 

trade and entrepreneurs

 

Urban planning and development

which 

a construction permit and approved the updated templates of documents to be submitted as  part of application 

Inadequate implementation of medium-term plans for resettlement of the population from disaster-prone areas to 
safer places
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 and 

Land administration

 

 into lease-share enterprises, 
cooperatives and 

enterprises and farms are frequent due to the excessive intervention of the (local executive 

land dispute resolution mechanisms, as well as the adoption of uniform land administration principles to promote 

 but their activities are not well 

 However, 



A.  GENERAL INFORMATION

Geographic situation

1

1

is mostly concentrated in the lowland areas, which

Chapter I

SOCIO-ECONOMIC CONDITIONS
AND HOUSING INSTITUTIONAL FRAMEWORK
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most recent disasters that occurred were the extremely 

Political system3

On the recommendation of the National Reconciliation 
Commission, established at the end of the civil war in 

The Constitution was further amended after a national 

The Constitution outlines a Presidential form of 

3

appoints and dismisses the Prime Minister, the heads 
of Government ministries, the chairs and deputies of 

Court and the Supreme Court, as well as the 

chambered 

consists of the  (Chamber

basis, and the 
which meets less frequently and functions on a

of Representatives consists of 63 deputies directly

Picture 1. Family house destroyed by a landslide, Vanj district



  

 for election to the three courts and the 
Council of Justice, an executive body established 

Council of Justice administers all lower courts and 

The country is divided into four administrative 
4

executive authorities (
ensure that the Constitution, laws and decrees by the 

Jamoat

Overall economic development 

country experienced in its transition from a planned 

exacerbated by the heavy impact of the withdrawal of 

which started less than a year after its independence, 
derailed the implementation of economic reforms and 

United Nations-led peace process resulted in a power-

4

 GDP 

implementation of macroeconomic and structural 

export commodities, such as aluminium and cotton, 

Year Change in real GDP

Table 1. GDP growth rates, 1990–2009 (%)
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dependent on the export of aluminium and cotton, 

6 of 

 Cotton is the main export crop, 

aluminium plant, several hydropower facilities and a 

6  

The country is also heavily reliant on export revenues 

location, excessive administrative barriers, corruption 

 
At the same time, the country continues to experience 

the Russian Federation, constitute another important 

The Government shows its commitment to 
 

  

Sector 2000a 2001a 2002a 2003 2004 2005 2006 2007 2008

Industry
Trade
Construction
Other

Table 2. Share of economic sectors in GDP, 2000–2008 (%)

 a  



was listed as one of the main measures and actions to 

Poverty, employment and migration

11

11

Picture 2. Houses constructed by the Government for the victims of natural disasters. 
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poverty, and therefore supports the increase in 

and medium-sized enterprises have already been 

 

potential entrepreneurs because of corruption, the 
inadequate supply of electricity, poor infrastructure 

13 

13  

Population, total Population, urban Population, rural
Net immigration 

(+) or emigration (-)

-11

Table 3. Size of population and migration, in thousands
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dependent on natural resources for their livelihood and 

three quarters of the population, the effects of disasters 

Despite substantial food aid from the international 

Several basic infrastructure components that were 

medical clinics, roads and electricity supply systems, 

access to basic social services is one of the main areas 

services for the low-income and socially vulnerable 

14

Ensuring equal access for men and women to land 
in Tajikistan

Because of dominant patriarchal structures and 

essential resources such as land and credit, and many 

particular the opportunities available to them as a 

Box 1.  Challenges in overcoming inequality between women and men

Promotion of gender equality, being one of the MDGs to be achieved by 2015, is recognized as a pressing issue by 
the Government and therefore has been integrated into the national development15 and poverty reduction strategies16. 
The Government’s National Plan of Action to Improve Women’s Position in Society and the State Programme on Basic 
Directions of the State Policy on Providing Equal Rights and Opportunities for Women and Men in the Republic of 
Tajikistan for 2001–2010 are two important instruments that have served as the principal gender policies in the country. 
To coordinate gender-related activities, the State Committee on Women’s and Family Affairs was created and entrusted 
with promoting women’s rights at the national and regional level. 

decision-making and employment, Tajikistan’s national plan highlighted women’s rights and access to economic 
resources, including land and agro-extension services, as well as support for women’s entrepreneurship. Consequently, 
women’s needs are now being systematically integrated into planning and budgeting by the Government institutions 
responsible for land reform.

Important efforts are also being made by international organizations dealing with gender issues. Since 2003, the United 
Nations Development Fund for Women (UNIFEM) has been conducting the project Land Reform and Women’s Rights 
to Land in Tajikistan, aimed at broadening economic opportunities for rural women in the context of State land reform. In 
the course of the project the following, considerable results were achieved: 7 out of the 11 recommendations that were 
suggested for the Land Code were adopted by the Parliament and approved by the President; and additions, related to 
issues of guaranteeing women’s access to land, were adopted by the Government and approved by the President to be 
included in the State Programme on Basic Directions of the State Policy on Providing Equal Rights and Opportunities for 
Women and men in the Republic of Tajikistan in 2001–2010.17

As part of the UNIFEM project’s information campaign to raise the public awareness of women’s rights, and particularly 
economic rights, the project lent support to the production of “Women Land Life”, which was broadcast on local television 

14

-

16
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B. INSTITUTIONAL FRAMEWORK Government and the Presidential Administration

and radio stations. The project also produced the information manuals “Women’s Land Rights: Questions and Answers” 
and “Women’s Rights in the Course of the Land Reform in the Republic of Tajikistan” that cover issues of land ownership, 
household management, leasing, property rights and management of inheritance.

The increase in the proportion of women owning family farms, from 2% to 14%18 between 2002 and 2008, is a clear 

remains a challenge to the country’s economic development. The Government and the UN Country Team believe that 
without concerted effort by both the Government and the international community Tajikistan will unlikely reach the MDG 
on promoting gender equality and empowering women by 2015. 

MAIN CHALLENGES:19

Poverty and employment: low  participation of women in the formal labour market; the ratio of women’s wages to 
those of men which is 72%; about 73% of women’s labour is not paid20; limited options for women to realize their 
labour potential as well as limited employment opportunities. 
Education: gender gap in school attendance in 2003 — 4% in primary, 10% in grades 6 to 9, 20%–21% in senior 
grades.21

Maternal and infant mortality and reproductive health: maternal mortality rate in 2003 was 120 maternal deaths per 
100,000 live births and ranged from 126.3 to 842.1 per 100,000 live births in some regions; the infant mortality rate 
in 2000 was 89 per 1,000 live births (UNIFEM MICS data); more than 37% of pregnant women received no prenatal 
and postnatal care. 
Nutrition: 1 out of 10 women does not receive the daily recommended supply of calories22 resulting to in a poor diet 

Access to resources: less than 10% of the existing farms are headed by women and many female-headed households 
are left without land.23 According to Tajikistan’s population census of 2002, female-headed households represented 
5% of the country’s total households.
Discrimination and violence against women: around 30% of women reported having experienced some form of 
domestic violence.24

mechanisms for providing effective protection to abused women.

women candidates; and a growing need for special education programmes on political rights of women and their 
responsibilities.

President

State bodies

under the President (1)

Executive office

of the President

Other central organ

state authorities (2)

Ministries, State Commitees,

Commitees, Agencies,

State services,

Main Departments (4)

Government Local governments

State advisors (3)

Figure 2. Executive Body of the Republic of Tajikistan

 Millenium Development Goals Needs Assessment: 
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on International Affairs, State Advisor on Science    
and Social Issues, State Advisor on Public Affairs, 
Information and Culture, State Advisor on 
Personnel and State Advisor on Defense and Law 

 

 It is the 

  

Main national institutions responsible for housing 
policies and the housing sector:

The Agency for Construction and Architecture 
under the Government of the Republic of Tajikistan 
is mandated to carry out the functions of the former 
State Committee of Construction and Architecture 

 It is responsible for 

The State Unitary Enterprise

The Ministry of Economic Development and Trade 

the functions of the former Ministry of Economy 

Figure 3. Structure of State executive bodies responsible for housing policy

President

Government The National Bank

Agency for 

Construction 

and 

Architecture

Agency of Land 

Surveying, 

Geodesy and 

Cartography 

State Unitary 

Enterprise 

“Housing 

and Communal 

Services”

State 

Committee 

on State 

Property 

Management

Ministry of 

Finance

Local executive 

power bodies 

(Hukumats)

Ministry of 

Economic 

Development 

and Trade
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Inspection (

for Entrepreneurship under the Government, except 

The Ministry of Finance carries out functions related 
to the responsibilities of the former State Investment 
Insurance Company, , under the 

for: 

 

 

 Development of appropriate infrastructure for 

investment climate
 Development and introduction of international 

The State Committee on Investments and State 
Property Management (hereinafter, the Investments 

the Aid Coordination Unit of the Executive 
Administration of the President, the functions of 
the former Ministry of Economy and Trade and the 

monopoly and Support for Entrepreneurship related 

 Attraction of investments 
 

 
 

bodies
 

in the privatization of property

 
 

The State Committee for Land Management, Geodesy 
and Cartography (hereinafter, the State Committee 

policy in land tenure, land cadastre, land utilization, 

The State Statistics Committee
Statistical Agency of the 

Republic of Tajikistan (hereinafter, the Statistical 

improvement of central bodies of the executive 

as well as prices, international trade, the national 

 which contains 

International organizations, non-governmental 
organizations and private institutions:

The United Nations  (United 

●  The United Nations Development Programme 



  

●  The United Nations High Commissioner for 
Refugees
Nations to lead and coordinate international 

   

●  International Finance Corporation is a member of 

the short and medium term the development of micro 

development of pilot initiatives 

●  Habitat for Humanity Tajikistan  was 

 

●  Shelter for Life (SFL) is a private relief and 

SFL still implements some shelter and infrastructure 

 UNHCR 

●  The Open Society Institute 

the Open Society Institute Assistance Foundation in 

Tube and Kulob was conducted with the support of 

was to contribute to the improvement and sustainable 

●  The First Micro Finance Bank (FMFB) 

for the purchase, construction and refurbishment of 

  Shelter for Life International, 

http://





The
fuelled 

A. CONDITION OF THE EXISTING 
HOUSING STOCK

million m

Figure 4. Housing stock in Tajikistan, 1991–2009

, and 
31

31  Interstate Statistical Committee of the Common Wealth 

Chapter II

HOUSING CONDITIONS, HOUSING CONSTRUCTION 
AND PUBLIC UTILITIES
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h

seismic 

33

33

34

B.  HOUSING MAINTENANCE 

34   Interstate Statistical Committee of the Common Wealth 

Picture 3. Multifamily housing in need of upgrading



of poor households dependent on State support 

Multifamily housing management

areas is also transferred to the owner of the 

maintenance and Homeowners Associations, adopted 

an assembly or homeowners association or can hire 

have been no proper implementation institutions and 

were implemented with the support of the European 

have been formed, because many homeowners did 

Picture 4. Multifamily housing in need of upgrading
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instruments that could push forward the initiative on 

C. PUBLIC UTILITIES

The utilities infrastructure was mainly constructed 

Water and sanitation

 The poor physical 

with sanitary norms36

 

36

is either inoperable or does not meet the sanitary 
 This leads to an increased frequency 

such as hepatitis A, typhoid fever, dysentery and 
 Enormous investment 

is required in this sector to improve the situation of 

improve the situation of water supply and sanitation 
in order to meet the Millennium Development Goals 

supply differs considerably across different types of 

is covered by the centralized water supply and about 

Figure 5. Drinking water supply and wastewater 
service coverage (percentage); water production 

and consumption in litres/capita/day across 
different types of settlements

Force Water Utility Performance Indicator Data-base, 

The Government has tried to improve the urban and 

  

Economic Cooperation and Development,



  

supply system, which has resulted in better service 
Recently (April 

in Dushanbe, which will provide nearly half of the 

The Dushanbe districts of Ismoli Somoni, Firdawsi 

purchased in Germany and installed with the help of 

rates and practices were improved and water meters 

and availability of water has somewhat improved in 

the approval of the new master plan, the amount of 

and the improvements made in recent years may be 

In Dushanbe water meters are absent in multifamily 

com

Electricity, natural gas and district heating

relationship between the customer and the electricity 

multifamily houses or within communities in rural areas 

have been substantial losses of electricity due to the 

maintenance, inadequate electricity redistribution 

to reduce the considerable losses in transmission 

considered one of the top priorities of the Government, 

 



 T

electricity company, 

inability of both businesses and the population to pay 

rural areas, has forced the population to search for 

winter when the population, mainly in urban areas, 

 

have used alternative services to heat their houses such 

in multifamily houses have dismantled radiators and 

would lead to a considerable decrease in the levels of the 

based initiatives to develop basic infrastructure 

council established a formal structure and a collective 

41

D. THE HOUSING MARKET

Housing supply and demand

industry, the Government has promoted a better 

until now only one Russian company has built such 

41  Based on the interviews with a UNDP representative



thousand m

the private sector and aimed at wealthy customers,

that could stimulate effective demand from the rest

Figure 6.  Housing output in Tajikistan from 
1991–2008, per thousand m2

Housing prices

of the Russian population, the civil war and the 

Picture 5. New constructions in Dushanbe
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relatively affordable, despite the fact that there was 

m

Affordability

at the national level that could be used as one of the 

affordability in Dushanbe can be demonstrated by 

 offered under a similar 

 

Public utilities provided for the population include: 

systems, there have been substantial losses of resources 

of service provision, as many citizens refuse to pay 

time, the hitherto universal provision of utility services 

consumption habits of the population today, as many 

per month, utility payments would account for 11% 

E.  ENERGY EFFICIENCY



recently entrusted with the development of a national 

heat losses occur as a result of poor operation of 

is intended to be widely used in the near future and to 

For example, the use of solar converters for hot 

and Chkalovsk — and consumes more than 40% of the electric energy. In terms of natural gas consumption, the residents 
of Dushanbe city alone consume up to one third of the overall gas consumption of the Tajik population.. 

need for almost 100% capital investment to restore the system; (b) ineffective methods of heat supply; (c) unclear 
responsibilities, including for the targeting vulnerable groups; (d) low quality of utility services; and (e) the need for 
innovative technical solutions. 

The study also suggested a number of solutions. For example, for heat supply, it proposes the combination of centralized 
and decentralized (independent) systems depending on the particular technical and economic situation. Regarding
the choice of heat supply systems, a number of alternatives were suggested and already exist in Tajikistan, such as:
(a) electric power due to the recent plan to develop additional hydropower resources, which would allow the application of 
induction heater and heat pump technologies; (b) solar and wind power, as complementary energy sources for warming 
houses and water; (c) coal, as an additional resource (Tajikistan has substantial coal reserves); (d) natural gas (although 
gas resources are very limited in the Republic and need to be imported); and (e) liquid fuel in emergency situations, as 

With regard to energy saving, two approaches were suggested:  energy use management and reduction of unnecessary 
resource losses.  Energy use management involves modernization of individual heating plants, the installation of 
thermostatic regulators for radiators, etc. Reduction of unnecessary losses can be achieved through external strengthening 
of walling, restoring sealing of seams between the panels and hydrophobization of walls; winterization of structural 
elements of attics, mechanical rooms and basements; insulation of heat and hot water supply pipelines; installation of 

In terms of strategic planning of the public budget and external support, the following aspects were highlighted:
(a) the need to allocate public budget and/or foreign assistance supported by reliable information, legislation, taxation

involves the formulation and implementation of a national comprehensive programme including both heat supply and 
energy saving components and the development of legal mechanisms to implement the programme. The programme 
would provide targeted funding for private and local government initiatives to restore and develop the heat supply system 
in Tajik cities, loan-based funding for energy-saving technical solutions for the population and homeowners’ associations, 
and raising awareness of the population through the mass media. 

The second option proposes the formulation and development of a national programme involving only an energy saving 

unacceptable situation of electrical energy being overused for heating needs.



 T

in multifamily houses could utilize liquid and hard fuel, 

an important analytical study on heat supply and 

F.  SELF-BUILD HOUSING

43

driven by limited opportunities for many households 

 

some of the 

44 Therefore, many rural 

43  Data provided by the Statistical Committee of the 

44  

mission to the country

pattern, in contrast to self-build in residential areas 

Many self-built houses in both rural and urban 

Many self-built houses in rural areas do not provide 

 that 

families in the areas most devastated by the civil 

  



  

involved: the establishment of the National Social 
46

the need to sustain community social infrastructure 

Due to decrepit and overcrowded multifamily 
 has also 

interventions with the assistance of HFHT had been 

local and international NGOs and local and national 

 The completion 

46 
community-based initiatives in rehabilitation or restoration 
of small-scale social and economic infrastructure and 

  

 

decent quality and affordable apartments purchased 

G.  HOUSING AND NATURAL DISASTERS 

If, in the Soviet era, the control over compliance with 
seismic norms was strict, it has been practically lost in 

There are only two cement factories in the Republic, 
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have the opportunity to move from these areas 

from disaster-prone areas and the second relates to 

however, do not want to move out of the areas where 

households return to the areas they left, mainly for 

many resettled families to build a house for the sum 
allocated (the construction of a new house would 

initiated discussions on how to build safely from local 

Picture 6. International and local experts studying landslide damages 



initiatives have also been implemented by some 

of the relevant local and national authorities and 

local NGO, PMP International, has started seismic 

been conducted in order to raise awareness about 

Picture 7. Houses constructed by the Government for the victims of landslides, Vanj district
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Chapter III

HOUSING FINANCIAL AND LEGAL FRAMEWORK

A.  AVAILABILITY OF HOUSING FINANCE

Investments in housing renovation

does not correspond to present quality and comfort 

the collective mechanisms, such as condominium 

Remittances have become an important source of 

remittance recipients used those funds for home 
repairs, which proves the importance and necessity of 

Picture 8. Multifamily housing in need of upgrading

 UNECE
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Investment in construction

 

 Apartment construction has been mostly 

 

 

easiest and most affordable way for the population 

 

  Data provided by State Statistical Committee of the 

  

 in 

  
  
  

Sodirot

Rental sector

The Government has no policy to develop the rental 
 

The main problems that inhibit the development of 

B. THE LINK BETWEEN HOUSING 
POLICY AND HOUSING FINANCE

to deal with these issues,

a transparent income-based subsidy system does not 

  
Report prepared by the Business Environment Improvement 
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renovation, repair, and seismic enforcement of 

The Government has yet to create a conceptual 

 the State has not 

61 Property and sales taxes are the main 

 

transactions does not stimulate the development 

Furthermore, there is no favourable tax treatment 

C.  MORTGAGE LOANS AND THE 
BANKING SYSTEM

63

  

61  Proportions of distribution of tax revenues between State 

  

63  

64 

66

 

 

64 Government Decree on Measures for Implementation of 
the Presidential Decree on Improvements in Administrative 
Procedures related to Construction Activities in the Republic 

  
66  

  

  

  
Financial and Economics Department of the Association 
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 To address these issues the 

Mortgage market and participants

 The law 

 At present, only a few domestic 

  

  

  
  

  

an appropriate match in the maturity of assets and 

 

These elements are necessary to implement sound 

further develop their institutional potential are not 

policies, procedures, standardized documentation and 

borrowers (commercial developers, municipal 

  

2004 2005 2006 2007 2008 2009

Credits, millions of somoni 1 091 1 286 2 393 3 977 4 860 5 331

% GDP 8.5 7.3 25.8 31.1 27.6 25.8

Share of delinquent loans 4% 3% 1% 1% 2% 45%

Deposits, millions of somoni 292 539 1 108 2 398 1 914 2 614

% GDP 2.3 3.1 11.9 18.8 10.9 12.7

Share of deposits in foreign 

currency 
57% 66% 76% 79% 64% 64%

Table 4. Assets and deposits of the Tajikistan banking sector, 2004-2009



  

consider the transfer of ownership of residential 

Loans for residential construction are also 

 
insurers must have a licence, and they can offer life, 

process, which is easier and less expensive both for 

insurance companies should be stimulated to increase 

The Law on Credit Histories was adopted in 

electronically the information on all loans to at least 

  
  

 There are no 

transparent realty services sector, and to increase the 
level of professionalism, it is essential to introduce 

license realtors and develop standards, methods and 

itself, and the uncertainty of the foreclosure process, 

D. MICROFINANCE SYSTEM

  

  



 T
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The social mission of MFIs is to assist low-moderate-

for house construction, improvements, refurbishment 

and renovations of houses in rural areas, as well as 

However, the MFI sector performs better, with a 

 This law creates the 

  Analysis of statistical data of members of AMFOT in 

  Analysis of statistical data of members of AMFOT in 

  Analysis of statistical data of members of AMFOT in 

  

E. HOUSING LEGISLATION AND 
BUILDING NORMS

Housing legislation

means of construction of State, public, cooperative 

 which 
was prepared on the basis of the Soviet State-oriented 

has already been prepared, but is still under discussion 

Belarusian models, it should solve the problems 

relations between owners and developers and owners 

and public access to basic social services, as well 

the utilities sector across the country and to introduce 

A concept for the development of the construction 

  
 

  



  

and techniques and the implementation of new 

which aims to increase the use of locally produced 

The Law on Privatization was adopted on 4 November 

 The ownership of the common 

 concerns 

company to perform everyday maintenance and 

 

  

  

  

 It 
deals with issues related to construction (construction 

At the State level, control over the construction 

performed mainly by the Architecture and Urban 

mainly responsible for the preparation of local town 

the master plans which should be approved by the 

 

draft Construction Code, which will consolidate the 

law has since expired, the proposition to extend the 

urban density and the need to destroy and rebuild 

of compensation for the people who have to be 

clear instructions on how to deal with this problem 

can be found in the report of the Bureau for Human 
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Building norms and regulations

still remain in force, with amendments made to meet 

A special SNiP on Anti-Seismic Construction was 

Construction and was incorporated into the SNiP on 

The SNiPs system not only covers safety and 

to local particularities, the SNiPs are established 

on the size of population, the area, the climatic 

submitted and the technical requirements for the 

on Technical Control  came into force on  

on international standards should be created within 
seven years to cover a variety of issues, such as 
safety, environmental protection, national security 

will be compulsory but only for the issues covered by 

 

which will receive the status of temporary technical 

construction sector, such a list has not been yet 
published and there are no precise timelines for the 

  

Type of settlements Size of population, thousands 

Urban Rural

Large 250–1,000 Above 5

Big 100–250 1–5

Average 50–100 0.2–1

Small below 50 Below 0.2



  

Administrative procedures in construction

, which establishes 

To address this issue, stimulate investments and 
 

 
 

Report prepared by Business Environment Improvement 

 Presidential Decree on Improvement of the Administrative 
Procedures related to Construction Activities in the 

 Government Decree on Measures for Implementation 
of the Presidential Decree on Improvement of the 
Administrative Procedures related to Construction 

minimizes the interactions with Government and 

However, there is still a problem in the supervision 
and control of construction activities, especially 

needs to increase the number of its staff, which is 

Particularly in the case of individual constructions, 
for which there is an expedited process, very often 
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T
responsible for the elaboration and implementation of 
the State policy on Architecture, Urban Development 

areas of its competence and elaboration of procedures 

The local branches of executive power (
are responsible for the elaboration of administrative 
territorial division schemes, master plans and detailed 

also responsible for allocation of land plots for 

The Government authorities approve the master 
plans of the provincial capitals, the city of 

responsible for submission of the State Complex 
Administrative Territorial Division Scheme and 
local administrative territorial division plans for 
approval to the  (the Upper 

A.  OBTAINING CONSTRUCTION 
PERMITS

bureaucratic and not transparent even compared 

to improve the situation and ease the administrative 
procedures in the construction sector, a process was 

the administrative procedures related to construction 

construction permits which would improve the 
realization of the Law on Architecture, Urban 

construction permit which introduces the principle of 

updated templates of documents to be submitted as a 

Chapter IV

URBAN PLANNING AND DEVELOPMENT 

Box 3. Stages for obtaining a construction permit

(1) The selection and allocation of a land plot for construction activities: the local hukumats are responsible for allocation 
of land plots in accordance with the land legislation.

(2) Obtaining approval for the architectural design: local branches of the Agency for Construction and Architecture 
approve the project designs based on the capacities of the engineering infrastructure and prepare technical 

(3)  Preparation of project documentation: the applicant prepares the project documentation in accordance with the 
procedures established by the Agency for Construction and Architecture.

(4) Approval of project documentation: local branches of the Agency for Construction and Architecture verify if the 
documentation has been prepared in accordance with the architectural layout and urban development norms and 
send the documentation for approval to other concerned bodies.

(5) Expertise of project documentation: After obtaining the approval of the concerned bodies, the applicant sends 
the documents to the body responsible for the State examination for the conduct of an expertise of the project 
documentation.

(6) Obtaining a construction permit: After obtaining approval from a body responsible for expertise, the applicant applies 
to the local branches of the Agency for Construction and Architecture to obtain a permit to conduct construction 
activities.
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B.  MASTER PLANS99

related to the development of master plans were mostly 
 resumed 

, is a body within the 

 has increased its capacity and is now 

 also has one branch located in 

The process of preparation of master plans is 
carried out in cooperation with the local branches 

, which are 
 on 

the current situation in their settlements and the plans 

completion of each draft master plan, the document is 

 
comes either fully from the local 

The participation of the population in the decision-

Master plan of Dushanbe

 

  Based on information provided by 

the development of the city occurred on the left 

by Russian specialists and Dushanbe has had few 

Government until elaboration of a new master plan 

announced an open tender for the elaboration of 
Giprogor, the Russian 

Because of the civil war and the economic 

and other schemes for the city elaborated previously 

the updated master plan Dushanbe will have a 

land is very limited, the increase in the population 

utmost importance for Dushanbe, which is situated 
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Figure 7. Map of Stalinabad (Dushanbe), 1956

Figure 8. Map of Dushanbe, early 1980’s



 T
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C. RESETTLEMENT AND COMPENSATION

responsible for the elaboration of medium-term plans 
for resettlement of the population from disaster-

especially in the earlier years of the implementation 
of such plans, from the international community, 
as some of the resettlement activities were not well 
planned and the relocated population has not always 

provision of basic infrastructure and public services 

were affected by natural disasters and need to be 

household is also allocated a tax credit in the amount 

In addition to planned resettlement activities, the 
Government conducts resettlement of the population 

affected population was relocated to a new settlement, 

where most of the houses were destroyed because of 
improper construction materials and techniques used 
by the population, the main concern were to build new 
seismic-proof houses in the new settlement planned 

attract a lot of attention, both the Government and 
the international community mobilize considerable 

Another example of resettlement activity is related 

hundred households are to be resettled from the 

close to their homes in Rasht Valley or to move 
closer to Dushanbe, to Tursunzade district west of 
the capital where they would be allocated land plots 

Forced resettlement

Forced resettlement and the related inadequate 

redevelopment, have been widespread and remain 

contains a provision on the compulsory purchase 

public importance, but does not elaborate on the 
relocation procedures and compensation for those 

bureaucratic machinery is involved to implement 

Forced resettlement does not involve careful 
consideration of the social and economic impact of 

between the rich and the poor, and to the further 

to be resettled are not provided with equivalent 

the Government on the issue of adequate compensation 

and push forward settlements in favour of the resettled 



Today, some improvement in resettlement practices 

has recently completed the construction of a whole 

D.  Urban transport

The maintenance of many intercity and intra-city roads 

country and the relative underdevelopment of railroad 

carried out by privately owned means of transportation,

contribution of transport to total air pollution emissions

industrial emissions and reduced cleanliness of urban

Figure 9. Number of passengers (in millions)
carried by different modes of public transport 

 Based on information provided by the Ministry of 

Figure 10. Number of private cars
(per 1,000 persons)

Based on information provided by the Ministry of 

in recent years, a lot of investment is needed to

electrically driven means of transportation can

Figure 11. Transport-related air pollution
emissions (as a % of total emissions),
in various countries and cities of Eastern Europe, 
the Caucasus and Central Asia

Dushanbe, are expected to be connected to the
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E. GREEN SPACES

This tendency was especially manifested in rural 

trees, especially in residential areas, where controls 

Figure 12. Transport scheme of Dushanbe

may also cause the loss of some land from the

with different functions within built-up areas



Picture 9. Green space in the city centre of Dushanbe





A.  LEGAL FRAMEWORK 

the Civil Code, the Land Code, the Tax Code, the 
Law on Land Reform, the Law on 

Law on Privatization of State Property, the Law on 

In addition, two Presidential Decrees have been issued, 

Finally, Government resolutions were implemented 
on the: 

 
 , , 

 State Control of Land Use and Protection 
  

  
 

The Constitution 

and other natural resources are owned by the State, 

 Thus, no person can own 
land, because it is the property of the State, which, 

The Civil Code 

immovable property 

 In 

The Land Code
payments for land use, as well as compensation for 

users are entitled to use land under the terms of a lease 

 The land 

Chapter V

LAND ADMINISTRATION 



 T

The Law on Land Management (2001) and the 
Law on Land Valuation (2001), as well as their 
subsequent amendments, provide the necessary 

The Penal Code of Tajikistan contains extensive 

The Administrative Code

The Tax Code

The Mortgage Law is concerned with various 

property and further elaborates the provisions of the 

B.  INSTITUTIONAL FRAMEWORK 

The Presidential Administration, the Parliament 
(Majlisi Oli) and the Government are the institutions 

Hukumat Administration 

the Jamoat Administration
are involved in land-related activities and play a role 

The Ministry of Justice is responsible for the 

The Ministry of Agriculture provides policies for 

 the Agency 
for Land Management, Geodesy and Cartography 

 into the State Committee for Land 
Management, Geodesy and Cartography

The State Project Institute on Land Management 
Tojikzaminsoz  
operates under the control of the State Committee 

ensures the increased productivity of the soil and the 

The Design and Research Institute FAZO, also 
under the control of the State Committee, is the 

The State Enterprise Markaz Zamin (Land Centre) 
is the enterprise authorized by the State Committee 

documentation for clients who apply to the  

the presence of the applicant and the representative 

 is 

The Land Centre is supervised by the State Committee 



The Bureau of Technical Inventory

C.  LAND REFORM 

it became necessary to introduce a new system, which 

plots, collective  farms, individual 

 Farms was 

that the members of the former State and collective 

The law provided for the division of  and 
into individual, inheritable land shares 

introduced some additional requirements for 
 and into 

insurmountable bureaucratic obstacles, since the 
process detailed in this Decree required numerous 

rdiland

different approvals for the allocation of a 
Therefore, the subsequent measures focused 

improve the economic situation of households in 
111

of  and 

supposed to be restructured into lease share enterprises, 
cooperatives and 

  Ibid

allotted to individuals in accordance with norms established 

Household plots shall not include parcels of land allotted 

include parcels of land provided to individuals under a 

111



T

withdraw a land share from a farm enterprise without 

 However, 
sound principles of private property are limited in this 

were introduced for both  farmers and users 

published, as well as a schedule with the number of 

determination of land shares distributed to members 
of former  and 

provisions still allow for the Government to intervene, 

 Farms was 

three forms of

special partnership on the basis of common property 
113

However, these new forms of farms do not differ 
much from the former collective farm in reality, and 

Article 4 of the Law on Privatization of State Property 

113

114 which could eventually decrease 

by the collective 

116

 intervention is enforced almost entirely 

diminishes both the incentives to plant cotton and the 

to the  practically all cotton 

As a result, almost all farms 

114

116



fact that creditors use this indebtedness to dictate 

In effect, many farmers have simply become bonded 

collective  farms has created unsustainable 

enterprises and collective 

D. CADASTRE AND LAND 
REGISTRATION 

implementation of sound land policies, promote 

UNECE publication,

so that every asset is associated with information on 

responsible for land administration issues, but their 

Demonstrating 

The primary rules were set forth in the Land Code 

of plot, its boundaries, cadastre number and other 

Bureau of Technical Inventory has records of about



 T

constructions cannot be conducted before the 

immovable property, such as accrual, transfer or 

ownership, the owner receives a technical passport 

the date of submission of an application to a BTI 

Furthermore, a technical inventory is conducted by 

all map updates are done manually on paper map 

 every 
three years, which then reports this data to the 

Figure 13. Possible future organizational structure

Specially Authorized State Body

Republican Enterprise for State Registration

Legal
Division

Cadastral
Mapping
Division

Registration 
& Survey Offices

 inventory data

Technical
Inventory

Territorial Enterprise for State Registration

mailbox

mailbox

Region Offices City Officies

Future rationalization of these offices



  

 

fact that the land-parcel-based system remains to be 

the various institutions responsible for cadastre, 

that could operate on the one-stop-shop principle and 

structure:

established to develop policy and standards for 

E.  PUBLIC ACCESS TO LAND 
REGISTRY 

costs of administrative assistance provided by the 

circumstances, the provision of immediate access to 

it is not possible, due to administrative or personnel 
constraints, the delay between the request for 
information and the provision of access to that 

  : 

F.  REGISTRATION OF MORTGAGES

in accordance with established procedures in the 

 The institution responsible 

G. NOTARY ACTIVITIES

to a transaction and to ensure that they comply with 

The Civil Code requires the notarization and the 
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H. TOPOGRAPHIC AND CADASTRAL 
MAPPING

effectively assess, plan, and monitor land and other 

Agricultural lands

Towns, villages and other localities (paper photo 

Dushanbe is also in the local coordinate system, but 

symbols for each element are the same as those used 

  Part H of this Chapter was written on the basis 

 
(e-mail: 

south districts of
 This year, cadastral maps have 

The  holds an 
archive of land cadastre and settlement maps (on a 

The

The Soil Sciences Research Institute 

materials can be found in the State Committee 

subsidized by international donors in order to map all 

The creation of a new satellite data is planned for 

Comprehensive technical and operation manuals 



  

calculations have been elaborated and implemented 

standard operational procedures have been compiled 

I. TAXATION 

revenues are distributed between the national and the 
 The Tax Code encompasses a total of 

Other types of taxes include the value-added tax and 

property are mainly:

  Information available on the website of the Embassy of 

 

 
local level, in accordance with Chapter 46 of     the 

Land tax

tax shall be paid by landholders who have been allotted 

of the land, the nature of its use, and the environmental 

of land actually in use shall be applied for taxation 

The amount of the land use tax is assessed annually on 
the basis of the actual land area and does not depend 

Type of land

Name of land 

registry zone

Arable land 

and perennial 

plantings: 

irrigated/dry

Pastures and 

hayfields

Roads, streets, 

public buildings, 

forests, squares, 

canals, irrigations 

ditches, 

and reservoirs

Other land not 

used in the 

production of 

agricultural 

products

Sogd 30.0/5.5 4.0 12.0 3.75

Gissar 32.0/13.0 4.0 9.0 2.75

Rasht 26.0/19.0 4.0 6.0 1.25

Kulyab 33.0/15.5 4.0 9.0 2.75

Vakhsh 46.5/11.5 4.0 13.0 4.25

GBAO (not including 

Murgab zone)
9.0/4.0 2.0 6.0 1.25

Table 6.  Average tax rates per hectare of land outside cities and urban-type settlements
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land outside cities and urban-type settlements are 

and urban-type shall be assessed as indicated in article 

T

Each year, before 1 March, taxpayers have to 
submit a land use tax statement to the tax authorities 
responsible for the area in which the parcel is located 

Local tax authorities prepare the land use tax 

assessment of the land taxes as well as their prompt 

quality and the location of the land plot in question, 

depends on their location, the character of their use 

Real estate tax

 real estate 
taxpayers

of a piece of real estate is the one included in the 

local tax authority in accordance with the procedures 
established by the authorized Government body and 

procedure and the form established by the authorized 

for assessment and payment of a real estate tax, the 
amount should be calculated by the tax authorities 
on the basis of the real estate database information 

be assessed annually, as indicated in a notice issued 
by the tax authority, and paid by 1 October of that 

The amount of real estate tax due is determined only 

use, even if they have not been placed on the State 



Chapter VI

RECOMMENDATIONS 

SOCIO-ECONOMIC CONDITIONS AND HOUSING INSTITUTIONAL FRAMEWORK

Recommendation 1:

A more prominent role should be ensured for the housing sector in the Tajik economy. Delegation of  
power should be given to regional/local governments.

Recommendation 2:

The State Statistical Committee should develop reliable and comprehensive 
data to support decision-making in the housing sector.

Recommendation 3:

Information and results achieved by pilot projects in housing should be collected 
by the Agency for Construction and Architecture, to learn more about experiences 

in carrying them out, including costs and lessons learned.



HOUSING CONDITIONS, HOUSING CONSTRUCTION AND PUBLIC UTILITIES

Recommendation 4:

There is a need for a comprehensive policy framework to structure and develop the national 
housing system and to overcome the fragmented nature of housing initiatives contained in the Poverty 

Reduction Strategy Paper and the National Development Strategy.

 
 

 
 
 

 
   

Recommendation 5:

A comprehensive programme addressing the improvement of housing management 
and utility services  should be foreseen.

be complemented by a system of social security assistance to those households that are not able to pay tariffs 
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Recommendation 6:

Housing policy should promote the supply of different housing tenures to meet the needs of different 
income groups. At the same time measures should be drawn up to decrease construction costs.

 such as rental not-for-

as alternatives to homeownership 
 

Recommendation 7:

Funding should be increased for water supply and sewage system 
rehabilitation and development projects. 



Recommendation 8:

 
and renewable energy technologies, should be promoted.

 
 
 
 
 

 
 
 
 
 
 
 

Recommendation 9:

An effective compulsory purchase policy and fair compensation package 
for those who are evicted should be developed.

compulsory purchase policy should identify by whom and under what circumstances compulsory purchase 
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HOUSING FINANCIAL AND LEGAL FRAMEWORK

Recommendation 10:

Local authorities should stimulate self-build housing to reduce costs both for 
renovations and for new construction.

 renewal as a means 
.  cooperation between 

build process: 
 
 
 

 

Recommendation 11:

the Law on Architecture, Urban Development and Construction Activities and the normative acts under the 

Recommendation 12:

The mortgage legislation should be improved and 
the prerequisites for viable capital markets created.
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Recommendation 13:

Recommendation 14:

Technical control over the construction process should be increased. 

provided The Government should increase the awareness of the population about new construction materials, 

Recommendation 15:



URBAN PLANNING AND DEVELOPMENT

Recommendation 16:

Master plans should be updated and meet current needs. 

Recommendation 17:

The process of updating and adopting master plans should be made open to the public. 

Recommendation 18:

The practice of resettlement of persons from areas prone to natural disasters within 
the State programmes of relocation should be improved. 

Recommendation 19:

Public urban transport should be prioritized over individual car use. 

transport would have a positive impact on the environment and would save a considerable amount of imported 



66

Recommendation 20:

The green spaces in cities should be preserved and further developed.

LAND ADMINISTRATION

Recommendation 21:

Good land governance principles should be promoted, focusing on better coordination of the activities 
performed by the various institutions responsible for land administration.

Administration,

Recommendation 22:

The development of the one-stop-shop principle should be encouraged, as well as the transition from 

Recommendation 23:

Land and real estate information should be available and affordable. 

  UNECE, 



Recommendation 24:

encouraged, and the respective legal changes should be adopted. 

Recommendation 25:

The legal framework should be streamlined by simplifying the procedures for real property registration. 

Recommendation 26:

Best practices of other countries where land reforms have been successfully implemented could be used 
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