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medium-term, controlled land banking programmes be further
 
explcred with the Ministry of Fintance, Ecnomic Planing and 
Developnent and that lccal authcrities be exposed to this.
 

The availability of raw land for urban expansion arid in 
particular for high density residential development 
generally appears not to be a major inhibiting factor to the 
land delivery prccecures. The Dolicy of willing buyer/ 
willing seller seems to be wcrking smoothly and there are 
adequate legal statutes (in the Urban Councils Act and the
 
Land Acquisition Act) for the responsible authorities to 
compulsorily purchatz., land icr urban expansion if necessary. 

Nonetheless there seeris to be no examples of local 
authorities having both clear forward planning programmes 
icir high density hcusing as well as adequate lanid reserves 
to meet ,nedium term deriands. 

On the one hand this i5 due to the fact that municipalities 
inherited large cumiionges from the state and these reFerve-A 
of land have only recently been depleted. Furthermore there 
has been a dcubiinq of growth rates of most tctjns in t,: 
post-lrdepEondenCe (post - 1o60) period. Thus many local 
authorities have cnry realised their need for land 
acquisition at the eleventh hour. This resuits in ad hoc 
expansion of towns with frequently unnecessarily co.ttly 
infrastructural growth. 

On the other hand, local authorities and the st-t.'.-r 
charging very low prices for land based cn cutcast r'4:t 
values. Large bulk users of land (particularly a r e 
granted land for free. As a result land is seen L-.. c­
authorities and Central Treasury as a cheap co,0MT10Ciy' .;t 
does not pay fir Itseli. Therecre once agiin land 
acquisition is given a low priority which leads to .al 
forward planning, unnecessarily high infrastructural 
cevelcpm'ent costs and uncertain future financing o larnd 
acquisi tions. 

The Report reccn.mends that plot sales prices be increased to 
present day narket values plus a replacement (future cost) 
value. Local auth-rities should be tasked with assessing 
the likrely inpact of tnis on beneficiaries. The Report 
further recon.,-onds that the State should charge land prices 
at the same unit cost/mn for the first basic 300,n2 but that 
a sliding scale be introduced whereby higher prices/.1: be 
charged on larger picts (i.e. a reversal of the present 
policy which favours larger stands). 

It was noted above that the Ministry of Local Governmnt, 
Rural and Urban Development is reticent in approving 
,ppllcaticns by local authorities to aorrcw froat Building 
Societies to service land. Given the limits to government 
funds and the huge housing backlog it may well be that if 



funds from Building Soc'ie-y sources were used to service 
land at present day capital costs, the higher interest rates 
(12. p.a. ccnipared to Government's 9175% p.a.) wIl still 
be less than the capital costs of infrastructure at future, 

higner cos:s wnen Covernment funcs eventually become 

available. 

The Report recommends that the impact on beneficiaries of 

higher interest rates be carefully mcnitcred in recent 
experiences of cocal authorities servicing land with 
Building Society loans and tnat the Ministry of Local 
Government, Rural and Urban Develcpment consider reviewing 
Its present reluctance to apprcve Lcrrowing peter 
applicaticns from this source. 

The Report further reccmnends that the present legal 
Building Scocieties inrestricticns limiting the role cf 

servicing raw land should be investigated with a view to 
expanding the rcle of Building Societies. 

The present procedures by -hichlccal authorities apply to 

borrow 4rcn the General Loan Fund in the Ministry of Lccal 

Government, Rural and Urban Development and the Hatinal 

Housing Fund in the Ministry cf Pt.blic Constructicn irui 

National Hcusing are sericusly in noed cf ruvision-

There is inadequate liason between the two Ministries Vic 
Ministry c;to individual Ministry bids be.ing maoe to the 

Finance, Eccnomic Planning and Development. Consequently 
there is the time ccti--ufning exercise o; trying to marry the 

votes a-tar allocations have been made by Treasury.two 
the threat ci having tc s'-ndLocal authcrities the, iace 

unscent iun-s back to Treasury at the end of the il 
year. 

dcwn c-. fur- frc-iAn additional source c- delay in the draw 
t.e iha-. cna )-1=usng Funa is trhat :ne .1nsr sz- o; L-
covernment Pural ind L'-o-an revoicc:-ont dces not l-] :.s 
pcv-ers to acprcve applications by local authcrities f ­

bcrrcwing pcoers. The Repcrt reccrimends that applicatlc,.: 
4or ZsZCO 000 cr less te opprovcd at Deputy Secretary leve1 

in tne Ministry with only the lr-er a-olications being 

referred to the Ministers personal attenticn. 

Figure I overleaf rec=.:.%ends amerdr.ent3 to the current 
procedures shcqing these t%.o chances. 
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and National :...',:
of Public ccrstructicnThe Ministry 

schemes vihereby It tuilc.'of ccnstructic-fl 
authrrties prior to tho

current prcgramn-a 
houses an behalf of local 

pc-ers being approved is further 
authcrit.y's borrowing 

ing rather than a0nelicrating the situation.
ciana 


centres frequently have to 
Private develcoers In snal] 

finance the ce-pital co-sts of raticulating ser'vicez ' 
the co z. r. 

the tc-cnsnip to indi.vidual plots as well as 
not exist.where this does

primary/bulk infrastructure 

In larger centres privalte develope-s are e::pectd I,-- b_!ar
 

co-sts of servictng individual stand-,.

the full capi.tal 

offset the capital costs
authority developersqhereas local s t- n inag~a, area-wit:? (and

of water and se.4erage reticulaticn 
Feport reczi,,-,enc s tha­

sor-.e cases city-,qide) tariffs. The l i - mof wet- r -"pp 5
uniform sysr-e.ms of reccuping capital c::sts 

and 1'-.Ate implemented crcss hi.gh
and sewv-erage systems 

http:sysr-e.ms
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density residential areas alike, in keeping with the cne­
city concept.
 

3. LA0-,AC fZUTSTTl CN 

The onus is on local authcrities to keep a reccrd of land
 
requirements and to initiate the necessary prccedures in
 
adequate time to purchase raw land. At present the majority
 
of local authorities cnly flag that t ay need mcre land when 
that need 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 from as little as one to one and a half y,irs by 
private developers to two years by Municipalities an. thrra
 
years by the State. Furthermcre lccal authorities ar- nut.
 
very au fait with-the prccedures to be followed icr 3!n-a
 
acquisiticn.
 

The Report reccmmends that iccal authcrities be trained in 
the need for preparing medium term land use and service 
infrastructure expansicn plans as a framework for 
identifying suitable land fcr future acqu-siticn. It also 
recommends that they receive training in land 
identificaticn, land banking acquisition procedures. 

Aricnqst the most frequent bcttlenecks cccuring in the land 
acqulsiticn/servicing prcceCures arel­

land valuaticns teing undertaken by the Re-icnal 
Valuaticn Office (used as the basis of tht - u. e 
price offered by the State as buyer); 

Ministry of Finance, E'-cnciic Planning and "pnent 
waiting until a centre is critically short f -nz 
before allccating funds fcr land purchase]
 

lack ox adequate c=nsultaticn betwec-n lc=zc "- -. * .i. 
ano the Department of Physical Planning ar-d I L-1 
detail being fcr.arded by local authcritles .v:n 
submitting plans to the Department cf Phy--i'7 P?:,-
Icr approval;
 

lengthy time delays between a plan being approved by 
the Department of Physical Planning and a surveycr 
actually being ccmmissioned to undertake the survey or 
the plan;
 

ancmolies between aporcved plans and actual detail cn
 
the grck:nd which hinders survyy wcrk. 

In response to these bottlene:ks, the Re-pcrt recomernds 
that:­

(i ) a seperate, supple-.enary prciessicnal services vcte b2 
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opened in the Urban State Land Cffice to pay for tji
 
services of private valuers and that the Regional Valuation 
Cii2ce assume a "watchdog" role .in much the sase way as the 
Surveyor Gener'al currently approves the work of private land 
surveyors or the Director of Physical Planning approves the 
plans prepared by tMunicipalities; 

(Ii) discussions be opened with Ministry of Finance
 
Economic Planning and Development cn the concept of and need 
for medium-term, controlled land banking programmes;
 

(iii)consultalicns betwjeen local authorities and .c-
Department of Physical Planninq during the plan _rc..1c: 
period be improved (the Repor.t recommends detailed st:p5 cn
 
this) ;
 

(iv) Department of Physical Planning submit copies of 
approved plans simultaneously to Urban State Land Cfficz and
 
the Surveycr General's office so that the latter may praparo
 
the brief to commission a private land surveyor "hilst
 
awaiting ccniirmaticn i'rcm Urban State Land Cff !hat the
 
necessary funds are availablej
 

(v) surveyors liase directly with Provincial P.2: .'n-

Officers when querying layout details, (instead cj: tC;Q 
:urrent practice of raising queries thrcugh the S.6., 
U.S.L.O, and then D.P.P. Head Office)! 

(vi) Department of Physical Planning (with USAID salary
 
adjustment assistance) fill its existing vacant pc-r<. nf 
Chief Technician (Survey) with an experienced, r':-. ' 
land surveyor who would be responsible fc. imprc\:- . 
accuracy of the base-mapping provided to the Tow n rn. 

When local authorities bcrrcw funds for housing '' "
 
through the NHF they are constrained by national . .. : 
standards with respect to the sizes ci the buildin; ji:!ot 
and to minimum levels c-.! infrastructure. In summary, thoe 
national minimum standards are a four roomed core house piu., 
ablution facilities o4 minimum plinth of 5Om; a minimum 
plot size of 30Cm=; individual road access to all plot% and 
reticulated water and sewerage to all plots. The four 
roomed core house should be completed within a pe. ')d o 74 
months (with a iurth..r 12 month grace period br. grAnt2-d 
if necessary). 

The Ministry of Public Construction and National :~u.in; h: 
however recently approved the constructicn cf rGnile and 
double rooms (with internal sanitaticn and cooking 
facilities) for rental purpcses to cater for the c-.of 
small and single-person headed househclds. 
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Recognising the prchlbitive cost of the national building
standards, some local authorities have begun experimenttowith alternatives; a recently develcped alternative being
the fcur--rcc.ed "shell " house with much reduced stardaro cf
4inish (approximately Zs125/m2). The Repcrt recoininends thatthe experiences of authoritieslocal develcping these shell­
houses be carefully monitored with respect to building co sand acc:-ptability cf beneficiaries and that technical and
Instituticnal support be given to local authorities to
develcp the use and testing of local building materials. 

By the year 2000, Zimbab"e's urban centres will hove dc'!.5c4 
in Pcoulati'on from the present 2 million to 4 
people. There are direct costs to bornebe as Z cns­
o4 urban sprewl,, including longer home to work jcurn2ys

therefore more costly transport systems, ccntinuous 

and 

extensions to primary infrastructure services and similar.
 
There are therefore strong reasons to consider higher

densities of than at at
develcpment pr'.ent or least,

reduced plot 4ro.tages. For examplE by reducing plot

frontages from the present minimum 12,5m to (i.e.
IO,3,,i
maintaining cne 3,3n side bcndary but having a 0 building
line on the second side boundary) it would be pcssible to 
reduce plot servicing costs by 16%. 

The Report there'cre reconmends that a minimum plot frcr.tage
of 11m be adopted and that in time a minimum plot frcnttag.
04 10m be adcpted. The topic of housing densities -rd

alternative cluster arrangements are taken up .' :),r in
 
Section 5.
 

Roads ard stormwater drains account for betwe:, 22% - 4. c"
plot servicing costs (excluding electricq ty). "its: is dLe tz 
two main factors: 
a) expensive layout designs whereby the maximun nu.:.-r Cr 

plots fronting cnto roads is not achieved;

b) high standards o4 surfacing. (For example in " .. re 
 a-.c

G-ru's Mkc,a all are ­12, rcads double szul 
surfaced).
 

The Report therefcre calls for maximising road frcnt.vjes in
layouts by use c design features such as P-lcop roads and
panhandles, It further recommends that up to 20% of all 
plots In nev housing laycuts shculd have footpath accesses
only (subject to terrain constraints) and that gravel ac:essroads shculd be provided to the vicinity of grn,,Ds cf
houses. It recc.nnends that cnly bus routes should t.-. tarredin new housing estates with all other roads being gra-'Ll
surfaced.
 

5. LAND UTILIZATICV 

&Cros dens~ties in Zim.babwe's residential areas are 
extrem.ly lcw in cc.omariscn to International densitie-. This 

http:fcur--rcc.ed


is not only because of the large plot siz--e and genercus 
road provisions but also because of the large pe-Ce!tages cf
 
land set asia.zi fcr the prov±sicn cz community fa-ilities.
 

Whilst adequate provision of cnmmunity facilities is a 

prerequisite for an integrated and adequate housing 
environment, in the Zimbabwean case, on average only Cf4 
high densit.y housing estates areas are actually used Icr 
residential plots. Cne of the most obviously over-provided 
for uses is that of schools: 6ha fcr primary schools ar.d 
t2ha for secondary schools. The Report calls for the 
Department of Physcial Planning to review its laid don 
planning standards in relation to the standards being used 
elsewhere in the rpgicn. 

The Report further reccmmends that in future, one crt the 
criterion for layouts for high density resident3.al areas 

being approved (in terms of the necessary statutory 
requirements) should be that gross densities of at leas'
 
22du/ha be achieved.
 

Further ccnsideraticon needs to be adr? of the iiaticial 
policy vhich sets down minimum plot sizes. Such a policy is 
fairly inflexible with respect to beneficiary needs and 
aspirations. For example, a hcusehold may be willing t5 

forego private space within the plot for larger, and p-rha's 
mcre useful, public open space. The recent policy c-1 -t,? 'y 
the Ministry o4 Public Ccnstructicn and Natiotial HFcuing tz 
permit the construction of single and double rccans 1-nds 

itself to the clustering of rcc,.s around a sec.i -iPr i-: open 

space (rather than as a "block house" In the 2'.±CS:2ac: 
plot) and to the construction of tdCo-5tcr2y unr.L-O C 
rise garden flats. Design principles shcin.q hc ­

might be clustered or arranged in low-rise flats are 

11!"strated in the---f ur- '.
 

http:resident3.al


t~~~a~1-U polL~~~~ &SbAAp A..LwA&?&4 h3, 

41~ 

I 

Policy might therefore be mcrr effective it i-A re 
address itsel4 to the issue 04 establishing a .:iru .---
density rather than a minimum plot size (the 1 ",-:_!r 
e-fiectively being a maxir.-urn nett density). Th. ,:. c ; 
reco,.nmends that a maximurm gross density oi E:uh be .'.o 
up within the relevand Minisitries for furtneir discussion. 

6. CROSS SUBSIDIES
 

In line with HLGRUD policy, all urban local authcx"i*".'."' 
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currently recoup their costs in the hcusing se-tor in the
 
fcllowing way?-


Ci) The cmsita! c.sts c- the house ( hih include the 
costs c" tne €woling unit it--ef, r=ad access and 
stcrrw.:er drains, the plot price and survey fee, water 

and se%.era;e ccnnoction fees arl capitalised Interest) 
are recovered direct irc, the individual beneFiciary. 

(i!) The caital costs ci water and sewerage reticulation
 
within the estate are reccvered irom tarriffs cnarged
 
across a:l high density suLurns cr, as in the case cf
 
Harare, across the city as a whole.
 

(iii) 	Cperaticn.anz! maintenance ccsts are recovered iro-n
 
fixed monthly supplementary charges.
 

Under this system the total arrount cf rates charged in the 
low density suburbs plus the tarri-s in the high density 
suburbs has been calculated as being core th., the amcunt 
which would be recoupL-d through direct user payments. In 
other "crds the low density and older high denbity suburbs 
are subsidising the new areas. This policy is de-ended 
primarily on the grcunds that i4 it were nct used, 
bene'iciar-;es in new hcusing estates wculc pay mcr: than 

those in cider estates althcugn the same level c- service 

were provided because oi inflationary increases over ti.e). 

The Report recommends that this current system cf recu--u.g 
costs ce maintained, (so as to retain ex:sting levels o­

revenue and In line with the naticnal "cne-ci±ty" crce; . 
and aIsc be extended to the servicing of raw land priv-ts 
devel cpers. 

Increases in t3ri.s and succlenentary charges in th_ hig3
 
density .a?.is(rust be a2p-oved ty the Minnste- c Lsca!
 
Govern,nent, ural apd Urban vc.! et, wnicn in turn :
 
to delays in the approval c4 cvrr.cing pc-ers. In t2 ;c.-t­
inde-encence era, bnen hign density areas nc.' e-n2cy
 
po':t ca reresentaticn cn l:cal au:.hcriies, it is fe.:
 
tna: the neec icr the Minister hz.sei t= perscnally ap rcv?
 
tariffs has iallen away.
 

The Reprt,reccmmends that uroan Iccal au:h~cities be 
empowered tc apFrowe their c~n tarii-: and su:-olementary 
cnarge increasos Isunject to the ccndit~cns of advertisir.S 
their intenti.ns to the putlic). 

With amalgamaticn o Rural and D:strict Councils in the rear 

future, the Tc~n Poards respcnsible for ad.ninisteing. 
smaller urban centres in the country will be under­
represented and urban issues are likely to raceve l:vi 
pricrity in the new CCUncils activities. The Reocrt 
ni;hights this prcclen ard reccneond- that scne centre. 

http:intenti.ns


warrant the establishment of seperate urban local
 
authori ties.
 

SLRYEYING 

The existing c3dastre system in Zimbabwe is extremely
ccrnpreh;.nsive ano ric-crcus!y maintained. Powever there is a 
sncrtage cf cualified and experierced land surveyors in the 
c--untry (cnly 17) and t.creicre survey is often singled out 
as a majcr bcttlc-nezk in the prcparation of raw land fcr
 
built Cevelopment.
 

Hcever less rigcr us cadastre systems (for exampo the. u~c 
o; aerial phctcyS-y of bcundaries cr blcck pe_;ing rather 
than individual plot oeggin.) wculd still be slew to use in
the case oi high d.,nsity areas with small (frcm a cadastral
point of view) plot sizes and lead to inaccuracies thich 
later affect the laying cut of services. 

Despite the overall shortage of land surveyors, the
University oi Zimfabi_ will be producing 4 graduates at the 
end o4 1c9 and 12 in 150. Furthermore the surveyors are

Able to respond quite rapidly to requests fcr survey.
 
.-elays 
are often caused prior to the work tactually bzing

cc~mmi 3si cned oi the surveyor (as di scussed in Secti on 3.2. 6 
c- the main Repcrt) 'and due to ancmolies in approved plan,
which have to be returned to planners -or amend , its b-' 
survey wcrk can be finalised. 

The Repcrt therfcre recomnends that the present d !,.'
caUsed by tne need icr cidastral survey be weathzrcd,
makes varicus reccr -,en ,ticns ccr.cerning the need fCo" 
if-provec base-,n-pping to assis, planners at the tirt.- C; pla,preparation as well as procedural adjust,,ents to chc.:-.r 'h 
time taken to comrmissi.cn survey wcrk. 

http:comrmissi.cn
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- T I C N 
C, -IOAPY rF nE-aT -D FEEE: 

of LandAvailability 

of raw land for urban
that the availability1. tJcting 

local authcritiesis not a prcclem faced by mcstexpansion for the 
and that there are adequate 	legal statutes in place 

land wherL- necessary, it is 
compu! sry ;ropria-icn of 

review Le 
-t no further action ror policyrecommende 

called for.
 

land acquisitiar,ihe cnus for initiating2. rictin,] thea 
and that there is a

with local authoritiesprccedures lies 
the last momentto wait untillocal authoritiestendency -for that local 

to initiate these procedures3 	 it is reccmmended 

need for preparing medium term
 

be trained in theauthorities 
and service infrastructure expansion plans as a 

land use 
for identifying suitablenon-statutory)4ranewcrk (alteit 

Such plans would asse!s 
land for future acquisition. 

density housing) and the 
land uses (including highexisting 

assess the absorptiv -? 
adequacy of existing survices 	 (i.e. 

o! Th'
to.n); predict future growth rates 

Capacity of the 
land fcr expanni,f.and extent cf 

town; identizy the location 


o" the land uses (particularly housing); report c,n
 
c" each 

to these new parcel-. of I -r,'
be extendedhczw services might 

SuL;#,? 6---1of- extending services.
and the "order ci' costs 

Oifice- orby tne DPP's Provincial
would be prepared either 


by private planning consultants.
 
not familiar
lccal authorities are3. N'ting that many 

with the detailed procedures to be followed in land
 

that local authcritie-s
it is recommendedacqtuisitiCr', : -:-.land tdentiicatUcn;in the i2Sues cireceive tra-nrg mj. 
and land aciuisit-.-C prcced4Ures. Various - :r-

ban'ing and iuralUrbanstch tra:n-ng, includingbe sLitable icr 
ces, ZIPAI (I'.:tlic

Ccincils As-ciaicns annual ccnfere n 

tczns training
Tra'in Centre), A!: projectServices 

manaqement wcrkshcps. 
prcgrammes ano specially 4crmed urban 

Land Banking
 

.d 
t.t mcs: urban local authcrities have c :- 'r, 

I. Notirg 
s in the 	pao':. b'.t- that

ar-d low grO,-it rateslarge c:.,.-cnai'-e 

t7e neet io, more 
tney are now f4:ing rap-d e-pans.on and 

autncri ies be expcser- tot:at lcca'.land, it is reccm.,-r,,Pded 

need for land banKi..
the ccncep: c; and 

-
are depend~ t 

ncst urban Icca. authcrit:es
2. I'oting that 

fc.r funds to purchaise land (either'
rI t!he Cr,tral Trca'sury 

and that the MEPzD coly
cOr t:*rcugh the UELO)tnemselves 

http:e-pans.on


allocates funds vhen land accuisiticn is critically needed, 

it Is reccmrnen-ed that tne ccncept ci and need for land 

banking be 4urther explcred witn officials witnin the ,FE;Z. 

3. Ncting that the rFED is reluctant to allccate funds 

fcr lAnd brirg, it is reccr,;,,e0de- th at the c=ncept cf ard 

need 4vcr lan- banking be further explored %ith cficials 
within the hF-PD.
 

P-ivato Sect=r Develcpment 

i Noting the shcrtage c- publi.- sector funds for 
servicing new hIgn density residential areas, it is 

recom,nenced that the recent expsriences of Harare and 

Rvccliff whicn have bcrrc:.-d funds froa Building Societies 

to service raw land be carefully mcnitored and eval,.ated 
with respect to the possible negati ve consequences uf higher 

interest rates being passed cn to baneficiaries. 

Further noting that these increases are likely to b2 funit.mal 

in relation to the cverall costs ci a serviced c:re hcuse, 
cn theit is recommenced that this infcrmation be passed to 


MLGPD fcr its ccnsideraticn when approving bcrrowing pc -.es
 

irom this source.
 

2. Noting that a linitin; factor faced by l.-cal
 

authcrities in servicingland is lack of inance and rntir­

the interest by Soilcing SEocieties in the possibility c­

develsping estates irom the raw land stage, it is 
rec:z,,,ended thzt further investigaticns be undert.:n to 

ascer-tain the v:eqs o- Ministries, local authcrities, 

ELui'dIng Societies and other developers cn this a:_:- z.. 
-to investigat a p,-esznt le-al r.-stric i (tar- d 

t h c "_1.' - ,=z4.zz*.esizt ir.g t Se r~lZrz -­z41-. -- , i C, 

Sccet:ts as cevel:cers.
 

3. Noting that private devel:pe-s play an i~zcrtlrt rol 

in sp~te.ning the nal.icnal high dens:.y hcusing stcck 

an'j that they have an interest in and cap~city to servicz 

raw land cn tonalf ci Iccal a,.thcrities it is rec:cmendud 

that uniforn syste. s or-" reccuping caoital costs CT water 

st:pplies and se-eraqe sys-:ens (bcth primary and internAl 

retcolations) be t-clemen:ed :rcss low and hi;h censity 

res,.cential ?reas a ike, in keeping witn the one-city 
c :' .. -. 

4. Noting that all Ioa authcri'-s are moving tcwa- a 

nre-cit-/ ccncep:=tcr pc!itica reasons and as a re ns cf 

maintaining r..enues, it is rec_-mn.enced that the current 

systle , o rc; z-', nq .ter and se- erage capital css cr s 

the city as a V.ncle be ma-rtainet and be extrl'ded to 

zC*,/I.,Iq o raw i =.d by private cev Icper--. 
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Public Sectcr Develcpment
 

1. Noting that there is very poor liason between the
 

Ministries c; LGRUD and PCNH in the annual bidding for funds
 

from the MPCN.H, in the subsequent allocation of funds froa 

the GLF and the NhF and that this results in delays in the 

approval of bo,-rcwinq powers to the detriment of local 
authrities and bene'iciaries, it is recommended that .. 

and MPCNH 	 make qreater e4.orts to liaise PiLc to anc; ,vF , 
bidding for f..nds on behal- of local authcrities so as to 

provide nic,'e intagrated and expeditious financing to local 

authcri ties. 

2. Noting tha the Minister of Local Government, Rural end 

Urban Development does not presently delegate his powers of 

approval oi borrowing powers applications and that this 

causes considerable delays in the drawing down of funds from 

the Naticnal Housing Fund, it is recommended that powers of 
approval of- all applications for bcrrcwing powers for 

amounts equal to or less than Zs200 000 be delegated tD 

Deputy Secretary level in the .LGRUD. 

3. Noting that the construction schemes by the MPCNH pric. 

co the local authority's borrcing powers being apprnvu::. 

have a tencency to provide hcusing at higher CL:Ls tI,:" 
local authorities cr local ccntractcrs had directly 
undertaken the wcrk and that there is an increasin 
reluctAnce by local authorities (with backing ro., l'd.F-... 
to take over the houses once completed, it is recOnu :,endc 

that no further such schemes be undertaker, prior to a lc-.,-l 

atithcrity's 
pro,:Pdi.ires 

borrowing powers being 
recommenced in 1. and 2. 

approved and until 
above have had ," 

thce 
I.r. 

n; h ,inc imolerentec. 

.'n 

takes many mcntns, it is reccmnendtzd that a sep3'aLe s,.'l 

stpplementary prozessional srzrvzc-s vote be opened in USLO 

to pay for the services oi private valuers when the RVO has 

a backlog o; ocrk. Valuatic.rs carried out by private 
valtiers would bo subject to checking by the RVO in mLIch th: 

same way as tne SG curren.ly approves thL wcr'k o4 private 
land sL-rveycrs cr the Director of Pnysical Pla:-.5ng a*-o' e 
the wcrk o.; municipal cr private planners. 

4. Noting that the valuation o4 properties foi" " :c:-".i 

5. Ncting tnat plan epproval periods are scmeti.nes celly'/t 

d,.,e 	 to lac c- zdeq..ate c-nsultaticn bet.,een the l-cal 

and the DPP an-. by lack of detail being fcraar;dedAuthcrlty 
by the local authcrity, the following procedures are 

reccmmended; 

(i) 	 In the case of layouts prepared by the Provincial 

http:curren.ly
http:Valuatic.rs


Planninq Offices for Secticn 44 approva_:
 

(a) Provincial 
Planning cfficer prepares draft 
layout plan;
 

(b) Pro-vincial Planning Officer submits draft plan to Head
 
O1?ice for comments;
 

(c) Provincial Planning Officer inccrpcrates Head Offices'comments anid submits plan to Iccal 
authcrity for ccmments cr
 
adcption;
 

(d) Provincial Planning Officer submits plan noting localauthcrity's adcpticn to Head Cffice for approval.
 
(ii) 
 In the case of layouts prepared by the local
 
authority 'cr 
Section 16O approval:
 

(,%) Local authority prepares draft layout plan;
 

(b) Submits draft plan to PPO for technical ccmments;
 

(c) Incorpc<ates PPO's ccmments and draws up covering

financial repcrt;
 

(d) rr-aft plan and repcrt submitted to C-uncil for 
approval;
 

(e) 
 Plan, report and PPO's comments submitted 16 an.
ccpied to EP? for approval. 

Tariff Increases 

1. Noting that u-1ban local authCrities are etp.,-tapprzve rates increases by themselves but that they m .­gain Ministerial approval fcr 
 increasing t rii-- *,,'h in
turn causes Celays 
 In approval of borrowhing pcwers and is
not in keeping with the one-city policy it is rc=r,,-en__d

that the need for linisterial approval fcr increases in

tariffs and supplementary charges 
be abolished. 

Land Prices 

1. tNotinq that land acqui sitions are frequently d_-!ay.'it,disputes over the sell1ng price 
/

of the land and that minylocai authcrities and in particular the states' R',3 e: ntupdate land values cn a regular basis, it i3 recorme"o:c.
that discussions be raised within the ?PC,'H (PRO)o t.0rLG:L' (USLO) and the tFEPD on the need to both charg?nar-k:d valuC prices icr land sales (see S-.:tion 2.2.3.2.)Ar.d. tc' expect tc pay present market value prices when 
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acquiring land.
 

2. Noting that municipalitiesp with few exceptions, are
charging 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 on 1 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 increases 
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 intoland sales so as to generate necessary funds for future landacquisitions and to support the case for land banking. 

4. Noting that the RVO charges for plot sales to a sliding
scale which favours large plots to the detriment of national
 
reveneues, whereas high density stands are charged higher
(albeit still low) charges, it is recommended that the
state charge land prices for all plot sales at the same
2 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 'LPP with a surveyor is commissioned, it is 
recommended that DPP submits copies of 
approved plans

simultaneously to USLO 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 soon 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 Provinc:ial Planning Office (which
prepared the plan) and that surveyors liase directly with
PPO's when querying layout details. %he onus is then on the 
PPo to appraise the DPP H.O. and USLO of any amendments made

(reapprovals in terms of Section 44 by the HO would still
 
have to be made for substantive amendments).
 

3. Noting that plan anomolies cause considerable delaysand that these plan anomolies are often rooted in inadequate
base-mapping, it is recommended that DPP attempt to fill
existino vacant post of Chief Technician (Survey) with an 

its 

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 CPP has been unable to fill its Chiez 
Technician (Survey) post because c4 the low salary scales 
c-F ered by the Public Service, it is recommended that USAID 
offer to top up the posts" salary to a ccmpetitive scale. 

5. Noting that Zimbabwe has a history of never having had 
an unresolved land dispute, that less rigcrcus cadastre
 
methods of establishing stand boundaries is not possible

given the small stand frontage diaensions and the need fcr 
accuracy when laying out services, and that the University
 
of Ziimbabwe is training an increasing number of land
 
surveyo.rs per annum, it is reccmnended that the present
 
delays caused by the need 
 4cr- cadastral survey be weat-n-re-:.. 

6. Noting tha. the survey profession is poorly equi;..ed
which exacerbates its present problems c4 meeting demand, it 
is recommended that USAID ccntinue its sL:Fport to the 
profession by way of short-term loan financing for tne
 
importation of equipment and vehicles.
 

Buil ding Standards 

I. Noting that present national policy is For a 4 rcomd 
ccre house to a high standard of finish, but that the cost-s 
of such housing are becoming visibly unaffordable in many 
urban centres, it is recommended that the recant eff--rts b.y 
scme local authcrities to ccnstruct shell hcuses be 
carefully mcnitcred -ith respect to building costs and 
acceptability to beneficiaries and that tec!.ni-_z- and
 
institutional suppcrt be given to Iccal authcritiei4- -o 
develop the use and testing o4 local building ma.trt±ials 
including Terrablccks and sisal-cement rocfing shev:3. 

Plot si=es and Densities 

1. Noting the increasing cnsts of urban sprawl, that land 
is finite, that there is no qualitative reason for stand 
frontages to measure 12,5 and that infrastructural costs art_
 
directly tied to frontages, it is recommended that a miniau.a 
stand frcntage o- 11m be adooted and that in time a minimour 
stand frcntaqe of 10m be adcpted. 

2. Noting that there are strong political and sccial 
pressures to have a minimuLm plot size c greater tnan 2C-3 -2 
but that substantial savings in infrastructure can be 
effected thrcLgh reduced plot frontages, it is reccm.nendz-d 
that a minimum plot frontage o4 11 m (27- m,2 picAL sizu c.F 
plot de-pth Is maintained at 25m) be adopted and that 
eventually a ,minimu plot frontage ci oi b3 adcp:ed in 
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to be buiit. These
estates where single-detached houses are 

frontages should be ccnstantly reviewed by the Ministries of 

PCNH and LGRUD and local authorities with a view to reducing 

time to 8 metres. This reduced frontagethem further over 


would be particularly appropriate in the provision ci
 

as cluster housing or garden flats.
attached housing such 


a minimum plot size
3. Noting that the laying down 	of 

itself
leads to monotoncus housing estates, and need not of 

cut down on urban sprawl or infrastructure costs, and noting 

dutbl .• roomsthe MPCNH's recent policy to permit single and 

for rental, it is recommended that discussions be undertaken 

with the MPCNH and MLRUD to promote the notion of a maximum 

gross density pdllcy. A maximum gross density of 28 d.u./ha 

appropriate starting point for 	discussions.
is considered an 


Infrastructure Standards
 

Noting that roads and st-ormwater drains cost from 22 ­
1. 


it is reccmmended t'. -;
44% of total plot servicing costs, 


stands in new housin, lW y

terrain permitting, 20% of all 	 t.7­

rw:r .do not have individual stand access roads designcd c, 


and that only bus routes be tarred, all other roads grav-1
 

surfaced or formed depending on the level of private vYhic'
 

ownership.
 

cost.
2. Noting that infrastructure and transportation 


could be reduced by achieving 	efficient layout ePt:igr' , i
 

that one of the criterion for laycu-o f' .;recommended E2-c' i .
 areas being approved in ter.-as o 
density residential 

Act) C r
44 (of the Regional, Town and Country Planning 


Section 160 (o; the Urban Councils Act) is tha': r--:
 

of at least 22 du/ha be achieved.
densities 

the state and local authcriti n cr,73. 	 Noting that 

unreaslistically low .)lot
suppC.rting urban sprawl by their 

at
sale charges, it is recommended that plot prices be s-!t 


the land plus a fact-r fcr
the current market value of 


future replacement costs.
 

4. Noting that alternative building designs .and
 

as garden flats and deeper found-'i-n)technologies (such 

may be economically feasible if the true market '-.
 

land 	 when costing single dL-tch.-=d vera taken into account 
300m2 plots, it is recommended tniat .P'?'NH

drielling units on 

designing and costing alternative building
take the lead In 


types fir implementation by local authorities.
 

5. 	 Noting that approximately 40% of most layouts for hiqi
 

reserved for community
density residential areas are 

a need to provide a range of
 

facilities but that there is 


comMUnity facilities, it is recommended that the Department
 



of Physical Planninq review Its "Aennded Planning Standards 
for Hiqh Density Lc Inccme Hcusing Areaso of 19SO in the 
light of how efficiently existing large ccmmunity facility
plots are being utilised and in relation to standards 
adopted elsewhere in the region.
 

Amalgamation of Rural District Councils 

1. Noting that the smaller towns will be very poorly 
represented on the amalgamated Rural District Ccuncils and 
that as such urban issues and housing in particular will 
receive very low priority, it is recommended that this 
potential probl.er, be raised for specific discuss:on with thz 
Ministry of Local Government, Rural and Urban Dav2cpment 
and that an investigaticn o4 smaller towns be initiated with 
a view to compiling a list which should beccme seperate 
local authorities in their own right together with training 
of the amalgamated Councils in areas of urban development 
and housing policy and finance. 
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