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PREFACE

This study was commissicned by the Regional Housing and
Urban Develocpment Office for Fast and Southerr Africa of the
United States Agency for International Develeopment and was
exa2cuted Tor th2 Ministry of FPublic Construction and
National Housing cf the Government of Zimbabwe., This
executive Sumnary referes to @ Report wnich details the
findings of Fhase 1 cf the study. It was prepared by
Collean Butcner cf Plan Inc. Zimpabwe F/L.

The views euprezsed in this document are those of the author
alcne and do nct recestarily reflect those of USAID or the
Government of Zimbabae,

The author wculd like to express her appreciation for the
assistance given by numercus officials of the Ministry of
Public Constructiocn and National Housing and the Miristry of
l.ocal Government,Rural Develcpment; by officials of the
Cities of Harare, G~2ru and Mutare and of Gwanda, Bindura
and Mvurwi Rural! Ccuncils; and by members of the private
szctor verkirg in the housing finasnce end construction
industries in Zimbatwe,

8 December 1989






medium—term, cocntrolled land banking programmes be further
explcred with thke Ministry of Finance, Ecocnhomic Flanning and
Developmgnt and that lccal authcrities be exposed to this.

The availsbility of raw land for urban expansicn and in
particular fcr high density residential develcpment
generally apreers not to be a major inhibiting factcr to the
land delivery grccecures. The policy of willing buyer/
willing seller se2ms to be wcrking smoothiy and there are
adequate legal statutes (in the Urban Councils Act and the
Land Acgquisition Act) for the responsible authorities to
compulsorily purchass land fcr urban expansion if necessary,

Nonetheless there s=zens to be no examples of local
authcrities having both clezar forward planning programmes
for high density hocusing as well as adequate land reserves
to meet wadium term demands.

On the one hand this is due to the fact that municipzalities
inheritad large cummnonege=s frcm the state and thesa recsrves
of land have only recently been depleted. Furthermcre there
has been a dcubling of growth rates cf most tocwns in toe
post-irndepoendenze (post - 1960) period. Thus many local
authorities have cniy realised their need for land
acquisition at the elaventh hcur. This resuli¢s in ad hoc
expansion of towns with frequently unnecessarily coustly
infrastructural grewth.

On the other hand, local authzocrities and the stat~ r-o
charging very low pric=2s for land based cn cutct =~ r'eot
vaiues. Large bulk ucsers of land (particulerly ¢ - 3 oare
granted lanc fcr fr=2e. F£5 a result land is seen by :zcal
PR

authorities and Central Treasury as a cheap comnogi tw
doces not pay fer itseif, Therevscre once agein land
acquisition is given a lcw pricrity which leads to piszoazal
forward planning, unnecessarily high infrasiructural
gevelcprent costs and uncertain future financing of 1and

acquisitions.

The Report reccmmends that plot sales prices be increased to
present day narket valueg plus a replacament (future cost)
value. Local euthzrizies shculd be tasked with assessing
the lik=ly impact of tnis on teneficiaries. The Repcr:
further reconrcnds that the Stete shculd charge land prices
at the same unit cost/m2 for the first basic I00m2 but that
a sliding scale be introcduc=d whereby higher prices/m3 be
chargecd con larger picta (1.e. a reversal of the presant
policy which ‘avours larqger stands).

It was noted above that the Ministry of Local Government,
Rural and Urban Develcpment is reticent in approving
applicaticns by local authcrities toc oorrcw from Building
Societies to service land. GBGiven the limits to government
funds and the huge housing backlcqg it may well be that if



funds frcm Building Society scurces were used to service
land at present day capita! costs, the higher interest rates
{12% p.a. ccmpared to Government’s 9,75% p.a.) would still
te less than the canital costs of infrastructure at future,
higher cos:zs wnen Covernment funcs eventually beccme
availadble.

The Report recemmends that the impact on beneficiaries of
highar interest rates be cerefully mcnitcred in recent
experiences of lrcal autherities servicing land uith
Building Scciety loans and tnat the Ministry of Lecal
Government, Rural and Urban Develcpment ccnsider reviewing
its present reluctance to apprcve tcrrowing power
apnlicaticns frem this sourca.

The Repcrt furiher reccmmends that the present legal
restricticns limiting the role cf Building Sccieties in
servicing raw land shculd be investigated with a view to
expanding the rcle of Euilcding Societies.

The present precedures by which lccal authecrities apply to
borrow frcnm the General Loan Furnd in the Ministry of Lccal
Government, Rural and Lrban Davelopment and the Naticnal
Kousing Fund in the HMinistry cf Public Ccnstructicn and
National Hcusing are sericusly in nead cf revision.

There is inadequate liascn between the two Ministries g-ice
ta individual Ministry bids be:ng mace to the Ministry c#
Finance, Eccnomic Planning and Davelopment. Conseguantly
there is the time ccnsuming exercise o7 trying Lo marry the
two votes a‘ter allocations have been mace by Treasury.
Local authcrities thern face the threat cf having tc sznd
unscent funde back to Treasury at the end of the finznzial
year.

An additiznal scurce c¢ celay in the draw down cf funcs Fron
wne MNazicnal Houslng Func 1s that tne ministar o Lol
Governmant Purael ¢nd Lroan Levelcespnt dces nct cdel
gcwers 4o acprcove applications by lccal authecritios
tcrroving peceers. The Repert reccrmerds that applicaci

$or 232CO COO cr less ta approved at Deputy Sacrelary leval
in the Ministry with cnly the lerger acolacations be:ng
referred to the Minister’s percscnal attenticn.

Figure 1 overleaf reccaanencs arerdments to the current
orccedures shcwing these two changes.
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The Ministry cf Public Cerstructicn and Naticpal Hootsiog v
current prcgramme of ccnstructicn schemes wheredy it builcs
hcusa2s on behal+s of lccal authcrities prior to tha
suthcrity®s berrcowing powers being approved is further
damaging rather than amelicrating the situaticn.

Private develroers in small centres frequently have to
finance the cz:pttal costs of raticulating sarvices wilhun
the tcwnsmip %0 individual plots as well as the cost.. ©F
primary/bulk infrastructure where this cc2s rch exisi.

In larger centres private develcpers are eupectad to borar
the full capital ccsts of servicing individual stancs
whereas locail authcrity cdevelcpers pifset the capital costs
¢+ water and sa2-erage raticulaticn against area-wizZ2 (and in
soma casaes city-nide) tariffs. The Fescrt recomnancs that
uniforn sys:2ms of reccuping capital caosts of watoer ~oplies
and sawerag2 systems t2 implemented acrecss high ard lcud
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censity residential areas alike, in keeping with the cne-
city ccncept.

3. LAND ACGUISTTICN

The onus is en local authcrities to keep a reczrd of land
requirements and to initiate the necessary prccecures in
edequate time to purchase raw land. At present the majerity
cf local authoritiew cnly flag that thay need mcre land when
that neec¢ is already acute and they do not give due
recognition to the lengthy lead times involved. The lead
times involved in acquiring, surveying and servicing land
vary frcm as little as one to one and a half ycars by
private cevelopgers to two years by Municipalities and thraeo
years by the State. Furthermcre lccal autherities ar2 nct
very au fait with- the prccedures to be followed fcr 1znc
acquisitien,

The Report reccmmands that leccel authcrities be trained in
the need for preparing medium term land usea and servica
infrastructure expansicn plans as a framework fcr
identifying suitaeble land fcr future acquisiticn. It also
recommends that they receive training in land
identificaticn, land banking acgquisiticn grocedures.

Ancngst the mest frequent bettlenecks cccuring in thz2 land
acquisiticn/servicing prccecures aret-

- land valuaticns teing undertaken by the Regicnal
Valuaticn Office (used as the basis orf thse pu chizse
price offered by the State as buyer);

- Ministry of Finance, Ecznemic Planning and Tavo
waiting until a centre is critically shert cf &
bercre allccating funds fcr land purchasa]

- lack of adegquate ccnsultaticn be4wezn 1ol :;'h:fit;:;
ana the Cepartment of Physical! Plarning ard 1 c?

de=tail being fcocrwarded by local suthcrities winzn
submitting plans to the Department ¢+ Fhyziz:l Plamnlng
fcr approvalj}

- lengthy time delays between a plan 2eing approvecd by
the Departmant of Physical Planning and a surveycr
actually bteing ccmmissioned to undertake the survey cf
the plan;

- ancmolies beitwzen arorcoved plans and actual d=2tail cn
the grecund which hincers survay work,

In respcnsa to these bottlenecks, the Repert recommands
thati-

(i) a sererate, sugplermentary prcfescicnal sarvices vet2 t2



opened in the Urban State Land Cffice to pay for the
services ot private valuers and that the Regional Valuaticn
Cffi1ze assume a “watchcdog” role .in much the sase way as the
Surveycr General currently approves the wecrk of private land
surveyors cr the Director ¢f Physical Planning agprcves the
plans prepared by Municipalities}

(11) discussicns be copened with Ministry of Finance,
Ecencmic Planning and Development cn the ccncept of and need
for medium-term, ccntrolled land banking prcgrammaes)

(iiidconsultaZicns beiween local autherities and G-
Department ot FPhysical Planning during the plan precoraticos
period be improveg (the Rapcrt reccmmends detailed stops on
this);

(iv) Department of Physical Flanning submit copies of
approved plans simultanecusly to Urban State Land Cffica and
the Surveycer General’s office so that the latter may prepars
the brief to commissien a private land surveycr whilst
amaiting centirmatien 4rem LUrban State Land Cf+° that the
necessary funds are availablej

{v) surveycrs liase directly with Provincial Fl:- . ‘ng
Offlcers when querylinn layout detalls, (insteac ! <nia
surrent practice of raising queries thrcugh the S5.&.,
U.S.L.0, and then D.P.P. Head OFfice)!

(vi) Department of FPhysical Planning (with LSAID salary
adjustment assistance) fill {ts existing vacant pcri of

Chief Technician (Surwvey) with an experienced, rz-'." =
land surveycr who would te responsible fc. improvis  h.

accuracy ct the base-mapping frovided to the Tocwn Plinnsro,

4. EUILDTMNE AND INEZaAZTRLCTUSAL STaMNzaARTe

When lccal autherities terrcw funds fer housing crasiowe Bion
through the NHF they are constrained by national rininms
standards with respezt to the sizes cf the bullding and plot
and to minisum levels o' {infrastructure. In summary, theca
naticnal minimum standards are &« fcur roomed ccre hcuse plus
abluticn facilities of minimum plinth of S0Om®*} a ainimun
plot afize of ICCm=) incividual road access to all plots and
reticulated water and sewerage to all plots. The fcur
rccmed ccre house should be ccmpleted within a pez "> of
acnths (with a furthor 12 menth grace period bolir granta
if necessary).

The Ministry of Public Ccnstructicn and Naticnal [lcusing h2s
hcwever recently aprprovec the constructicn cf single and
czuble rcems (with internal sanitaticn and czoking
facilitlies) for rental purpuses to cater for the ns223 C
small and single-perscn heaZad hcousehclds.



Recegnising the prchibitive cost of the natignal building
standarcs, some local authcrities have begun to exrperiment
with alternatives) a recently develcped alternative being
the fcur-rccmed “shell* house with much reduced standardg c+
finish (approximately Z$125/m2)., The Repcrt recommnends that
the experiences ef loccal authcrities develcping these shell-
houses te carefully monitcrad with respect to building ceszs
and accaptability cf beneficiaries and that technical and
instituticnal suppcrt bte given to lccal autherities to
develcp the use and testing of lccal building materials.

By the year 2C00, Zimbabwe’s urban centres will have doih)ed
§n peoulati'on from the present 2 million to 4 ..., :ci,
people. There are direct costs to be berne as o consaguency
of urban sprewl, including longer heme to weori journz2ys and
therefcre more costly transport systems, ccntinuous
extensions to primary infrastructure cervices and similar.
There are therefore strong reascns to ccnsider highesr
densities of develcpment than at present eor at least,
reduced plot frcntages. Fcr example by reducing plct
frontages froem the present minimum 12,5m to 10,3a (i.e.
maintalining cne 3,3n sice becundary but having a O building
line en the second side boundary) it would be pcssible to
recuce plot servicing costs by 1€%,

The Repcrt therefcre reccmmends that a minimum plot frentage
of 1lm be adopted and that in time a minimua plot frentaga
of 10m be adcpted. The tcopic of housing densities ar

alternative cluster arrangements are taken up Yoo lhme in
Section 5. :

Roads and stormwater drains acccunt fcr betwe:s QI8 = £8% cF
Plot servicing costs (exclucding electricity). This i3 cua t:

two main facicrst

a) expensive laycut designs whereby the maximun ruz=or cf
plots frcmting cnto roacs is nct achieved;
b) high stancards of surfacing. (Fcr example in FHorare arc

Gwmeru’s Mkcoa 12, all rcacds are doudle - s>ual
surfacad),

The Repcrt therefcre calls for maximising road frentases in
laycuts by use c+ design features such as P-lcop rcacs and
panhandles. It further reccmaends that up to 20% o+ all
plots in new hcusing laycuts shculd have fcotpath aczesses
only (subject to terrain ccnstraints) and that gravel acza2ss
rcacs shculd be proviced to the vicinity of grrins c+

housas. It reccomends that cnly bus rcutes sheculd uc tarred
in new hcusing estatas with all cther roacs being gravel
surfacec,

S. LAND UTILIZATICH

Gress densities in Zimbabwe’s residential areas are
extresely lcw in ccmpartscn to international cemsities. T9is
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is not only because of the large plct sizes and genercus
rcad provisicns but also tecaus=2 of the large percentages c7
land set asizZo for the provisicn c©f comaunity facilities.

Whilst adequate praovisicn of community facilities is 2
prerequisite {cr an integrated and adequate hcusing
environment, in the Zimbabwean case, on averag2 only 4353 cf
high denaity housing estates areas are actually used {cr
resicdential plots. Cne of the mcst cbviously over-provicec
for uses is that of schools: éha fcr primary schcols and
12ra for seccndary schools. The Repcrt calls for the
Department of Physcial Plarning to review its laid down
planning standarcs in relaticn to the standards being usad
elsewhere in the rpglicn.

The Repcrt further reccmmends that in future, cne of thne
critericn for laycuis fcr hich density residential areeas
being approved (in terms of th2 necessary statutcry
requirements) shculd bte that gress cdensities of at least
22cu/ha be achieved.

Further ccnsideraticn needs to be made of the naticnal
policy which sets deown minimum plot sizes. Such & golicy is
fairly inflexible with respesct to beneficiary needs and
aspiraticns. For exampgle, a hcuszhold may be willing to>
forego private space within the plct fcr larger, and gpzrhaz
mcre useiul, public cgen space. The recent policy chang2 ©
the Ministry of Public Ccastructicn and National Hcocuzing to
permit the ccastruction of sirgle and dcuble rccws lzncs
itsel+ to the clustering of rccas arcund a seni-privz
space (rather than as a "blcck hcusa® in the «idul>
plot) and to the consiructicn of two-stcrey unils o3
rise garden flats. Design principles shc-ing hce rzc=z
naight be clustered cr arranged in lcocw-rise flals araz

illustratad in the figura talow,
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adcress itself to the issue o+ establishing 2 moxisca J-tas

cdensity rather than a minimum plot size (the |
eftectively being a maximum nett

6. CRCOSS SUESIDIES

[
\-‘-:‘r

density). Thao RBiqci.
reconnends that a maximum gross density of 28au/ha beo
up within the relevand Ministries fcr further discussicn.

_akoan

In line with MLGRUD golicy, all urban local authcriji®~i-.
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currently recoup their costs in the hcusing seztcr in the
fcllcwing wayt-—
(i) The ceoi ts o+ the hcouse (whizh inclucde the

< 114ng vnit {tuelsd, rcad access and
stcrrwater drains, the plot pric2 and survey fee, water
and cawerage cznnecticn fees ard capitalised interest)
ere recoverecd direct frca the individueal beneficiary.

(i{) The cacital cosis o water and sewerage reticulaticen
within the estate are reccvered rom tarrif+s charged
acrecss all high constty suturns cr, as in the casa c¥?
Harare, across th=2 city as a whole.

(i1i) Cperaticn. an2 maintenance ccsts are recoveresd fron
fixed mocnthly supclementary charges,

Under this system the total amcunt cf rates charged in the
low cdensity suburbs plus the tarrifs in the high density
suburbs has bzen calculatad as teing mcre than the amcunt
which wiculd be recouped through direct user paynmants. In
other words the lcw density and older high censity suburbks
are subsidicing trhe newWw areas. Thnis policy is derended
primarily cn the grcunds that §¢ it wera nocl ucsec,
beneficiaries in new bcusing estates wcoulc pay mcrz2 than
these in cidar estaias althcugh the same level cf sarvice
were provicded teczausa of inflatichnary increazes over time),

The Pepcr: reccamends thet this current system cf reczusing

‘

ez

ccsts te maintained, (so0 as to rezain ex:siing lavels o
revenue and in line with the naticnal “cne-city" conc2e2
and alsc te extenced to the servicing cf ra- land bty grivals
cevalcpers.

Increacses in tari<+s and succlenentary chargas in th2 high
dersity ar23s gust be anprovac Sy tha Mipister of (ool
Governnent, Aural ard Urban Tevelezaent, wnicn an Lurn [ 23zs
to celays in the agprcoval €+ berrzeing pewers. In tno zzat-

incerencenc2 era, wn2n high C=Nsity areas NCw enjicy
poistical regresentazicn cn lczal ausherities, 1t i3 felz
thaz the nes2 fcr the Minister himceid tz perscnally apcrove
tarifss has fallen away.

The Repcrt rezcmmends that urcan lccal authzrities be
empcwered tc apgprove their cwn tariff end sucolementary
charge increascos (subject %o th=2 ccndit:cns ©F advertising
their incenticns to the putiic).

With amalganaticn cf Rural am2 Disiric% Councils in the r2ar
future, the Tcwn Foarcs resgpcensible fcer adainistiering
snaller urban centres i1n the ccuntry will be uncer-
represented and urtSan is3suey ere likely to raceitve 1czw
pricrity in the new Ccuncils activities. The Reocrt
nighlights this zrctlem snd reccamencds that scme centres
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warrant the establishaent of seperate urban local
suthorities.

SLRYETYING

he existing cadastre system in limbabwe is extremely
ccmprehcnsive ana rigercusly maintained. However there is a
sncrtage cf cualified and experienced land surveyors in the
czuntry (cnly 17) and therefcre survey is of-en singled out
a5 a majcr bcttleneck 1a the preparation ©f raw land fer
built cevelopment.

Hewever less rigcrous cacassre systems (for exaznle tha ucc
of aerial phctcgrdiny of becundaries er blcck Fesging rather
then individual plot pegging) wculd still be slew to use in
the case of high cdrnsity arcas with small (frca a cadastral
poini of view) plot sizes and lead to inaccuracies which
later affect the laying cut of sarvices.

Lespite the overall shortage of land surveyecrs, the
University of Zimbabwm2 will be producing 4 gracduates at the
enc o+ 1%€S¥ and 12 jin 1550, Furtharrore the surveyors are
able to respend quite repidly to requests for survay,
Z2lays are often cauced pPricr to the work ectually boing
cemmissicned of the survayor (as discussed in Saction 3.2.64
c? the main Repcrt) ‘and due to ancmolies in epproved plann
which have to be returned to planners for amendu:its b=’ -~
survey work can be finalised. '

Th2 Fepcrt therofcre receanends that the presen: dolo
caused by the meed f2r csdasztral survey b2 weathersc oot
Mmarkes varicus raczcmmendaticns ccncerning the nead fcr-
improved base-napping to assiss pianners a% the time c+¥ plan
Freparation as well as grccecural acjustments to cheortmre Yh-
time token to commiss:cn 5UrvVRY WCrk.
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C y~20y CF NETAILED FECOMEEINTATIONS

Availability of Land

1. lticting that the availability of raw land for urban
expansicn is nct a prcclea faced by mcst lccal authecrities
and tha< there are acegusate legal sta-~utes in place for the
compulezry zrcariazicn of land where necessary, it is
recommence -t no further action cr policy review .2
called fcr.

2. Mcting thet the cnus for initiating land acguisition
preccecures l1€s with lccal authorities and that there is &
tendency for lccal autherities to wait until the last momant
to initiate these procedures, {t {s reccmmenced that lccal
authorities be trained in the need for preparing medium term
l1and use and service {nfrastructure expansion plans as a
franewcrk (alteit non-statutory) for jdentifying suitable
land for future acguisiticn. Such plans wculd assess
existing land uses (including high cdensity housing) and the
adecuaczy of existing survices (i.e. assess the absorgtiva
sapacity of the town)j predict future growth rates of thr
cownj identify the lccaticn and extent cf land fcr expansich
c¥ each of the land uses (particularly hcusing); report o©n
hew services might be extenced to these new parcelc uf 1z
and the “"orcer cf" costs o< extending services. SuCu ploens
wculd be prepared either by tne DFP’s Prcvincial Offices or
by private planning censultants.

3. Notinmng that many lccal authorities are nct familiear
with the detailed prccecur2s to be $ollowed in land
acquisiticn, it is recommended that lecal authcrities
recerve trainirg in th2 153ueé3 cf land 1centificaci:on; oanr
banvxing éend lanc aczuisiticp prccecures. Varicus “urd @ ool
pe suitable fcr such tra.n:ng, including Urzan and Fural
Ccuncils fAssccianicrs annual ccnéferences, Z1PAN (Fuzlic
Services Trarning Centrel, AlD proiect tZwns training
programmes Aangd specially fcrmed urban eanagement wWCrkshcgs.

Lard Banking

1. Notirg %f-et mcst urban lc-al authecrities have crnsizynd

large conmcrag2s a~d low Growth ratas 1in zhe pans Lan that
thnay are now ¢ ring rap:d expans:on and tr2 need for more
land, it is reccam2ncad tnat lccal autnacritia2s be expcesat to
the ccncept CF

2. Moting that mcst urien leca! authcrities ere d2ganc2rs
o thie Cenbral Troaesury tcr funds to purchase lend (either
tnemselves cr thrcugh the LSLO) ancd that the MFEFD only

12
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alleccates funds when land acauisiticn is critically neececd,
it 15 recommendad that 4ne cchcept ofF and need fcr land

. L-“'"" -

banking e “urcther exglcred with officials witnin the SMFEFC,

J. Noting that the MFEED is reluctant to alleccate funds
for land barrirg, 4t is reccmae~des that the concept ©f and
ne=sd fsver 1an2 banking be further explcred wmith cificials
within the MFZPD.

Privato Sectcr LDevelcpment

i, Meting the shcrtage cf publis s=cter funds for

servicing new hign density rasidential areas, it is
recomnenced that the recent expsriences of Harare and
Roczlifé which Save borrcw~sd funds from Euilcing Sccieties
to szrvice raw land be carafully mcnitored and evalwuated
with respect tc the possible negative censequences cf highar
interest rates being passad cn to beneficiaries.

Further noting that these increases are likely to b2 minimal
in rszlaticn teo the cverall cocsts cf a sz2rviced care house,
it is recommenced that this infcrmaticn be pass2d cn Lo th=
MLGFLD fcr i%s ccnsideraticn when approving bcrrowing pcwers
trca this scurce.

2. Ncting that a limiting facter faced by local
authcrities in servicing land is leck of finance and nztinr:
the 1nterest by Builcing Sccieties in the pessibilitly c©f
cevelzping estatss from the raw land stage, 1% is

reccramended that further investigaticns be uncdertatzn 12
ascartaln the views 0f Ministries, local authecritics,
Builcing Sccieties and cther cdevelccers on this maliar o)
to investigata gproesant legal rostricticns (partizulz-iy Lo
.“a TullSing ZTcooizties’ Aty Miamliting the role OF Solislinl
c:2tias as cevelzcers.
.
3. Noting “het private cdevelcpers play an ijaccriornt rolz

in svpglenanting the naeticnal high dens:ty bcusing sticck
an~ that thev have an interest i1n and capacity ta servic:
rew iand cn teralt ¢f lccal! autherities it i1s reccmmen
that uniiorm systens o recouping ceoital costs of wate
supclies and se-~erage svestens (bcth primary ard tntarnal
reticulatizns) ke iaclemented azrcss lcw and hizh cens:ty
res:acsntial areas alike, in kesping witn the cne-city
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4. Moting that all lcca! authecriti=s are maving toward a
crne-ci1ty ccncegz Fcr gclitical resscns and as & means c’

maintaining ravenu=zs, it 1s reccmmenced that the current
y=taﬁ cf reccucing water and sewcrage capital costs &Cr oS5
the city as a whcle t2 maintainel and be extendsd 1o ynoliuz
servieing uf raw land by privatea cavzlcpers



Public Sectcr Develcpment

1. Moting that there is very pcer liascn between the
Ministries c¢ LGRUD and PCNE in the annual bidding for funds
from the MPCNH, in the subcsequent allocaticen of funds froa
the GLF and the NmF and that this results in delays in the
agoroval of borrecwing pcwers to the detriment of local
authcrities and beneficraries, it is recommended that !" 77 D
and MFCNH make qreater e+sorts to liaise poigr to and At
bicdding for f.nds on behal+ of local authcrities so as to
provide mcre intagratecd and expeditiocus financing to local

authcrities.

2. Noting tha% the Minister of Local Government, Rural and
Urban Developmant does not presently delegate his powers of
approval of borrcwing peowers applicaticns and that this
causes consicerable delays in the drawing down of funds from
the Maticnal Hcocusing Fund, it is recommended that powers of
appreval o#-all applicationc fcr berrcwing pewers fcr
amcunts equal to or less than 13200 000 be delegated to
Deputy Secretary level in the MLGRUD.

3. Notinb that the ccnstruction schemes by the MPCNH pricr-
to the 1ccal authcrity’s borrcwing powers being approvo:ty
have a tencency to provide hcusing at higher coustes thoiv 07
lccal authcrities eor lccal contracters had directly
vndertalken the wcrk and that there is an increasing
reluctance by lccal authcrities (with btacking fronm MLCRL..
to take over the houses cnce completed, it is recommendac
that no further such schemes bte undertaker prior to a lczcl
authcrity’s bcrrowing powars being approved and until the
procerduregs reccmrenced in L. and 2, above have had & chore
of B sine implementec.

3. Noting tha* the valuation of properties forr acguis!cion
tak¥es many mcntns, it is reccmsencdad that a sepcrate, swall
spplementary pro<essicnal services vcte be opened in USLO
to pay for the services of gprivate valuers when the RVO has
a backlog of werk. Valuatizns carried out by private
valuers would b2 subject to checking by the RYO in much th2
same way as the SG currer+tly apprcves the work of private
land survavers cr the Directcr of Physical Plai..ing agn-aves
the werk of mumicipal cr privat2 planners.

=. Moting tnak plan epgroval pariods er2 scmetimes celayes
due to lacr cf adeguate ccnsultaticn betw2en the lzcal
authcrity and tha DFP and by lack of cdetail being fcrwarced
by th2 lccal autherity, the following procecdures are
reccmmended:

(i) In the casa of laycuts prepared by the Frovincial
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Planning Cffices fcr Secticn 44 approval:
(a) Provincial Planning cfficer'prepares eraft laycut plan;

(b) Pravincial Flanning Officer submits drast plan t2 Head
Office fcr comments;

() Provincial Planning Officer incorpecrates Head Offices’
comments and submits plan to lccal authecrity for ccmaments cr
adcpticens

(¢) Provincial Plenning Officer submits pPlan noting lcscal
authcrity’; acdcptien to Head Cffice for approval.

(ii) In the case o¢ laycuts prepared by the lccal
authcrity fcr Secticn 160 approvalt

(2) Lecal authority prepares cdraft layzut plan;
(b} Submits draft plan to PPO fcr technical ccmrnents;

(c) Incorpcrates PPO’s ccaments and draws up covering
financial rencr:;

(dY Traft plan and repcrl submitted to Council fcr
agproval ;

(e) Plan, repcrt and PFS’s comments submitited io MLIAUD ans
ccpied te LPP for acproveal.,

Tariff lncreases

1. Noting that urban lccal authcrities are emgzwrrzd %o
AEErove rates increasas by themselves but that thoy muest

gain Ministerial approval fcr increasing tariifz whizh in
turn causes celays in affFroval of borrowing pcwars and is

not in keeping with the cne-city policy it is i"eccamanced
that the need for Ministerial approval fcr incizases in
tarifis and supclemenzary charges be abolished,

Land Prices

1. Hoting tha* land acjuisiticns are frequently co!aved >y
disputes over the selling price of the land and tha* Many
local autherities and in particular the states® RYD ¢z n=ot
upcat2 land values cn a regular basis, it i3 recommenced
that discussicns be raised within the FPCHH (RVD), the
FLGRLUYD (USLEC) and the MFEZPD cn the need t2 koth cherg:
Park=t value prices fer land sales (see Sa2ztion 2.2.3.2.)
argd toc expezt tg Pay prezent markat value prices when
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acquiring land.

2. Noting that municipalities, with few exceptions, are
tharging extremely low and outdated prices for the intrinsic
land value element of plot sales, it is recommended that
further work be undertaken with these authorities to assess
the possible impact on beneficiaries of increasing plot
sales prices to not only present day market values but also
building in a replacement (i.e. future cost) value.

3. Noting that the prices charged by the RVO for plot
sales are extremely low and out of date, and that increasec
in these prices are unlikely to negatively affect
decentralisation to smaller centres, it is recommended that
the state charge market values Plus a future cost value into
land sales so as to generate necessary funds for future land
acquisitions and to support the case for land banking.

4, Noting that the RVO charges for plot sales on a siiding
scale which favours large Plots to the detriment of national
reveneues, whereas high density stands are charged higher
(albeit still low) charqges, it is recommended that the
state charge land prices for all pPlot sales at the same unit
cost/m® irrespective of size of plot and the proposed use.

Survey

1. Noting that time is lost from the time at which a plan
is approved by DPP with a surveyor is commissioned, it is
recommended that DFP submits copies of approved plans
simultaneocusly to USLDO and to the S.G’'s office. Thus the
S.G. may immediately begin preparing the brief to commission
a private surveyor and sending the brief on as saon as USLO
confirms that it has sufficient funds to pay for the survey,

2. Noting that plan anomolies cause considerable delays,
it is recommended that S.G’s office copies its brief to the
surveyor to the relevant Provincial Planning Office (which
prepared the plan) and that surveyors 1lijase directly with
FPO’s when querying layout details. “he onus is then on the
PPo to appraise the DPFP H.O0. and USLO of any amendments made
(reapprovals in terms of Section 44 by the HDO would still
have to be made for substantive amendments).

3. Noting that plan anomolies cause considerable delays
and that these plan anmmolies are often rooted in inadequate
base-mapping, it is recommended that DPP attempt to fill its
existing vacant post of Chief Technician (Survey) with an
experienced, registered (if possible) land surveyor who
would be responsible for closely supervising the
Departments’ survey teams and for improving the base-mapping
provided to the Town Planners.
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4, Noting that CFP has been unable t2 §il1l1 {*+s Chies
Technician (Survey) pest because cf the low salary scales
cffered by the Public Serwvice, it is reccmmended that USAID
orfer to tcp up the pecsts™ salary to a competitive scale.

3. Noting that Zimbatwe has a histcry of never having had
an unresolved land dispute, that less rigercus cadastre
methods of establishing stand bcundaries is nct possitle

gi ven the small stand frontage dimensions and the need for
accuracy when laying out services, and tha: the University
of Zimbadbwe is training an increasing numter of land
surveycrs per annum, it is reccmmended that the preszn:
delays causad by the need fcr cadastral survey te wesainared.

b. Noting that the survey professicn is pccrly equipzed
which exacerbates its present problems cf meeting demand, it
is reccemended that USAID centinue its suzport to the
profession by way of short-term lcan financing fcr tne
importation of equipment and vehicles.

Building Standards

1. Noting that presaent mnaticnal policy is fcr a & rcomez
ccre house to a high standard of finish, but that the cosis
of such housing are becoming visibly unaficrdadle in msany
urban centres, it is reccmmenced that the recant efizrts by
scme local autherities to ccnstruct shell hcuses be
carefully mcnitcrec with respect ta builcding costs and

(

acceptadility to beneficiaries and that technizal! oanc
irstituticnal suppcrt be given to lccal authzoritiss %3
cevelop the use and testing of local building mutertials
including Terrabliccks and sisal-cement rccfing shaozs,

Plct sizes and Cencsities

1. Noting the increasing costs of urban sgrawl, that land

is finite, that there is no qualitative resscn fcr stand
frontages to measure 12,5 and that infrastructural costs are
directly tied to frcntages, it is recommended that a miniaua
stand frcntage of 11m be adopted and that in time a minisun
stand frcntage of 1Cm be adcpted.
2, Noting that there are sirong political ard sccial
pressures to have a miplimum plot si1ze cf greater than 270 n2
but that sutcstantial savings in infrastructure can be
effected thrcugh recucad plot frentages, 1% is reacomnendad
that a minimum plot frentage of 11 m (275 m2 plot size cof
plot cepth {s maintained at 25m) te adcpiad and that
eventually a aminimuan plot frontage ef 180 £2 accpted in
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estates where single-detached hcuses are to be built. These
frentages shculd be censtantly reviewed by the Ministries of
PCNH and LGRUD and local authcrities with a view to reducing
them further over time to B metres. This reduced frontage
would be particularly apgrogriate in the provision cf
attached housing such as cluster housing or garden flats.

3. Noting that the laying down of a sinimum plot size
leads to monotoncus hcusing estates, and need not of itself
cut dcwn on urban sprawl cr infrastructure costs, and noting
the MPCMH’s recent policy to permit single and culibl .: rooms
fcr rental, it is recommended that discussions be undertaken
with the MPCNH and MLRUD to promote the notion of a maximum
gross density policy. A maximum Gross density of 28 d.u./ha
is concidered an apprcpriate starting point for discussions.

Infrastructure Standards

i. Noting that rcads and stormwater drains cost from 22 -
44% of total plot servicing costs, it is reccmmended tiil,
terrain permitting, 20% of all stands in rew housing l.yo -
do not have individual stand access roads designad ¢ {or.-¢
snd that cnly bus routes be tarred, all other roads gravel
surfaced or fcrmed depending on the level of private vzhicl:

ownership.

2. Noting that infrastructure and transportation costs

cculd be reduced by achieving efficient laycut ¢eoigr, 11 1
recommended that one of the criterion for laycuts f0i 3 0
density resicential areas being approved in taras o7 ESaxciic

43 (of the Regional, Town and Country Planning Act) cr
Secticn 160 (cé the Urban Councils Act) is tha: oqres
densi ties of at least 22 du/ha be achieved.

3. Noting that the state and local authcritins arr-
suppcrting urban sprawl by their unreaslisticelly lo dlo
sale charges, it is recommended that plot prices ba 32t &
the current market value of the land plus a facteocr fcr
future replacement COStsS. -

t

4, Noting that alternative building designs and
technolcgies (such as garden flats and deeper foundc*i~n<)
may be economically fecasible if the true market valn> ai
land werc taken into account when costing single datachad
¢melling units on 3C0m2 plots, it is recommenc2d tnat FMFTMNH
tare the lead in designing and costing alternativa tuilding
types for implementaticn by local authorities.

S, Mcting that approximately 40% of acst laycuts fcr hica
density resicential areas are reserved for community
facilities but that there is a neec to provice a range cf¥
ccmaunity facilities, it is recommended that the Department

i8



of Physical Planning review its "Amznded Planning Standards
for High Density Low Inccme Housing Areas” of 1950 in the
light of hcw efficiently existing large ccmmunity facility
plcts are being utilised and in relation to standards
adcpted elsewhere in the regicn.

Amalgamation of Rural District Councils

1, Noting that the smaller tcwns will be very pcorly
represented on the amalgamated Rural District Ccuncils and
that as such urban issues and hcusing in particular will
receive very low pricrity, it is recommended that this
pctential prcocblem be raised for specific discussizn with the
Ministry of Local Government, Rural and Urban Dav:z2!cpment
and that an investigaticn of smaller tcwngs be initiated with
a view to compiling a list which should beccae seperate
lecal authorities in their cwn right tccether with training
of the amalgamated Councils in areas of urban development
and housing policy and finance.
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