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Foreword

ThIs brochure was prepared by the USAID Land Use Regulatory System
(Zomng) Project In prepanng tins manual, the authors tned to aclueve several goals

FIrst, to demonstrate the need for reforms m the CIty planmng system WhIch
developed dunng the socialIst penod of RUSSIan lustory and wluch no longer
corresponds to the new real estate market reqUirements and legal standards of a
democratIc socIety

Secondly, to descnbe the basIC prmcipies of a new RussIan, post-SovIet CIty
planmng system, wluch IS based on legal zonmg of CItIes and whIch antIcIpates the
followmg

• lmks between two processes - actIOns to mtroduce new zomng documents and at
the same tIme reformatIOn of the actual sequence of actIOns of clty-planmng
admimstrative bodIes,

• the opportumty to return to the generally-accepted market SItuatIOn, where long­
term possessory nghts to a land parcel may be granted before archItectural and
constructIOn documents are developed and approved, and not after the official
regIstratIOn of a fimshed proJect, as happens now m the maJonty of cases

Tlurdly, to show what benefits ImplementatIOn of legal zonmg wIll gIve to the
CIty admimstratIOn, mvestors, developers, real estate owners, and to the populatIOn of
the CIty m general

And fourthly, based on the legal zomng expenence acqUired m RUSSIan CItIes,
to show the sequence of events m order to carry out the mitIal steps m prepanng local
legal acts on "Land Use and Development RegulatIOns"

The brochure IS addressed

- to admmistratIve offiCIalS of the CIties - the partIcIpants of the Project, as well as to
other CItIes wluch plan to start the development and ImplementatIOn of legal zomng
documents,
- to professIOnals m the spheres of city-planmng, archItecture, land surveymg,
economICS, law, management, real estate appraisal, busmess, etc,
- to students studymg the Issues of CIty development of publIc amemtIes and
mfrastructure, the creatIOn and functIOmng of the real estate market, etc,
- to western speCialIsts who want to understand the specIfic features of problems In

RUSSIan city-planmng legIslatIOn dunng the stage of market reforms

3
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Part I QuestIons and Answers Addressed to All SemInar
PartIcIpants

1 Why Does the Current Land Use System Need Improvement?

In order to answer tlns questIOn we need to look at the current land use system
wItlnn the changed economIC and social envIronment

Any CIty under any land use system, whether It IS a centrahzed SOCIahst system
or a system based on successful use of market mechamsms, must solve real pragmatIC
problems such as efficIent functIOnal and spatIal organIzatIOn of dIfferent types of
land use and development, provIdmg mumcipal mfrastructure for all types of
constructIOn, the capacIty of whIch corresponds to current and future reqUirements,
and provIdmg ratIOnal tIme sequence for development of dIfferent CIty areas

Standard problems very often antICIpate the avaIlabIhty of umversal methods
and solutIOns to these problems, regardless of the economIC and SOCIal context TIns IS
what happened to the RUSSIan land use system the context "IS gone", but the system
contmues to eXIst With practIcally no changes

The changes m context are vlSlble m two mam dIrectIOns
- the former unIque owner of real estate - the state - has been replaced by many
authonzed owners
- the former umfied system of centrahzed fmancmg of all urban projects from the state
budget collapsed and has been replaced by many sources of pnvate mvestment

Today, the eXIstmg system of urban plannmg does not match With the SOCial
and economIC context and market reform reqUirements A number of paradoxes
Illustrate tlns fact The pnncipal of them are
- mvestors do not have any legally valId mformatIOn on OpportunItIes for potential
mvestments m real estate Improvement,
- developers can not obtam guaranteed nghts for long-term land ownershIp,
- owners of real estate do not have the opportumty to react efficIently to fast-changmg
market competitIOn

Investors Do Not Have any Legally Vahd InformatIOn on Potential
Investments m Real Estate Improvement

Before, when there was only one authonzed owner of land - the state, there
was no need to set land use nghts m a fixed legal form At every step of urban
development, there was one and the same real estate owner, therefore the rIghts
related to the type and parameters of land use could be consIdered by the authOrIzed
offiCials durmg an unhmited tIme penod Without any need to reach a legal conclusIOn
at the end of the process

4
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ThIS sItuatIOn of permanent legal uncertamty still remams If we look closely,
It IS ObVIOUS that ownership nghts for real estate use are not fixed at any of the stages
of the urban planrung process, m other words, the hsts of permItted land uses and
parameters of permItted alteratIOns of SItes for defined zones are not estabhshed, (for
example, It IS not done m the Master Plan) The document for the next stage (Project
of DetaIled Planrung) IS a more detaIled one, and at the same time It cancels the
document of the precedmg stage (Master Plan) because IS exercIses more power on
the area bemg planned However, thIS detaIled document reqmres an even more
detailed document for the followmg stage (project of block development or partIcular
land parcel development), whIch m a legal sense cancels the document of the
precedmg stage (project of detaIled planrung) Everythmg comes down to the targeted
use of each specIfic land parcel, WhICh contradIcts the market SItuatIOn of free chOIce
under condItIOns of a competitIve envIronment for better and more effiCIent land use

NeIther the pnor nor the current system of urban planrung documentatIOn
makes It possIble to predIct what IS permItted and what IS prohibIted on a partIcular
parcel (wIthout a long process of plannmg for a partIcular SIte on a partIcular land
parcel) Therefore, there IS no foundatIOn for a successful dIalOg between the CIty
admimstratIOn and a potential mvestor

Developers Can Not Obtam Guaranteed Rights
for Long-term Land OwnershIp

From the legal pomt of VIew the current overall SItuatIOn IS contradIctory
constructIOn alteratIOns are mtroduced by people who do not have long-term
ownershIp nghts to the property In the market enVIronment, the ownership over
property IS acqmred first, and then the development plan IS drawn up and actual
constructIOn takes place In thIS country It IS VIce versa, first of all one has to put
together the development plan, then bmld and regIster the SIte and only after thIS can
one acqmre long-term ownership nght to the developed land parcel In other words,
everything IS "topsy-turvy" Why?

The truth of the matter IS that m order to buy the partIcular land before the full­
scale planrung of a project and the actual constructIOn start, this land parcel needs to
be created by somebody ThIS "somebody" IS the CIty which was supposed to
estabhsh certam restnctions m the form of a hst of permItted uses, maxImum and
mimmum SIzes and parameters for this land before the begmmng of pnvate
development But such parameters are not aVailable nght now ThIs gap m legIslatIOn
IS filled by the procedure of prehmmary approval of the new bmldmg SIte locatIOn, so
that these parameters are taken care of dunng the approval process In each specIfic
case the procedure IS dIfferent and can be apphed only to a partIcular parcel

Wlule the mvestor evaluates the feasibilIty of mvestmg m a partiCular
constructIOn proJect, it turns out that the above mentIOned parameters are not
aVailable, and therefore, there is no foundatIOn for acqumng long-term ownerslup of
the parcel Tlus results from the current system of documentatIOn that does not reqmre
development of parameters which are addressed to parcels located Within the
boundanes ofpartIcular City dIstncts
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The consequences are rugh uncertainty and rather rugh nsks In capItahzIng on
Investments, addItIOnal expendItures and tIme spent dunng prehmInary stages, and
the lack ofa real foundatIOn for estabhshment of a functIOmng mortgage system

Owners of Real Estate Do Not Have the OPPOrtunIty to React EfficIently
to the Fast-Changing CondItIOns ofMarket CompetItIOn

The current system of planmng resembles mOVing from the bIg end of the
funnel to the httle end the ImtIaI (at the inItIal stages of planmng) rather Wide range
of permItted uses of property, step-by-step (through the intermediate stages of
planmng) becomes narrower and narrower (by adding more detaIls) untIl It IS
narrowed down to "a targeted use", estabhshed and fixed by an approved plan for a
partIcular sIte The targeted use does not gIve any free chOIce It specIfically states
"the permItted use IS what IS permItted" The targeted use IS very strongly "tIed" to the
sIte during the transfer of the sIte from one owner to another The eXIsting procedures
are more hkely to protect the unchangeable targeted use than to support any changes
to It The latter IS always accompamed by consIderable procedural hurdles

Under thIS approach, the owners are unable to qUIckly solve Issues of
functIonal adaptatIon of theIr property to the market enVIronment and to qUIckly
SWItch to more effiCIent types of uses

The above mentIOned contradIctIOns prove that the current urban planmng
system IS not yet onented towards effiCIent land use and It needs Improvement

6
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2 What IS "Legal Zomng"? Who Needs It and Why?

Legal zomng of CIty areas IS the fundamental legal tool whIch regulates land
use and development withm CIty boundanes m a market envIronment Legal zomng
acts as a mechamsm for ImplementatIOn of urban development plans and plans of
local commumtIes and cItIzens to Improve the lIvmg standards WIthIn the area

Legal zomng IS the process of divIdmg the CIty area mto a number of zones
wIth fixed boundanes For every zone and for every parcel located WIthIn these zones,
the rules ofland use and constructIOn alteratIOns are defined The rules mclude
- types of permItted property uses (the owners are entItled to choose the types of land
use, as well as to change them m accordance WIth market trends, m some specIal cases
a number of specIfic condItIons must be observed m order not to cause any damage to
the neIghborhood),
- lImIts (maxImum and/or mimmum) of the area and SIze (WIdth and length) of
parcels,
- parameters of permItted constructIOn

- mmimum set backs between the bmldmg and the parcel boundanes

- maxImum parameters
- heIght! number of floors of a bmldmg,
- percent of the area developed (ratIo of the area under
constructIOn to the whole area of the parcel)

- coeffiCIent of land use (ratIO of a bmldmg footpnnt to the
whole area of a parcel)

- markmgs of parkmg lots and other parameters and reqmrements

Legal zomng IS Implemented by local self-government agenCIes, the results of
legal zomng are set out m local legal acts, for example, m "Land Use RegulatIOns" of
a CIty or a settlement These legal acts are mandatory and must be observed by all
entItIes whIch partICIpate m real estate alteratIOns or are related to It - by
admimstratIve control agenCIes, owners of real estate, developers, contractors The
rules form the foundatIOn to resolve dIsputes m courts

The legal acts mentIOned above conSIst of two parts a text and maps The text
contams legal parameters and a descnptIOn of procedures connected WIth preparatIOn

and ImplementatIOn of constructIOn alteratIOns to real estate The second part contams
the CIty zomng map (maps), as well as a descnptIOn of reqmrements and restnctIOns
on use and constructIOn alteratIOns to real estate WIthIn the boundanes of defined
zones - the parameters of permItted use

Legal zomng "works" for the real estate market and WIthm the real estate
market, m other words, where target reqUirements of the CIty government agenCIes as
well as methods for Implementmg them must change radICally The ratIOnale for
these requIrements now appears to be conSIderably dIfferent than before
- local authonties can not claIm unlImIted ownershIp over all real estate m the CIty,
they must clearly define the sphere of theIr responsIbIlIty, lImItmg It to a mimmum
lIst of SItes whIch are essentIal for the functIOmng of the CIty as an mtegral system, at
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the same time, they must hmlt their duect responsibilIties - the City must create and
retam active mechamsms to mfluence the City development process mdlrectly,
usmg the mltIatlve and funds of prIvate entitles, tms focuses attentIOn on the
establIshment of an urban plannmg system ofcooperatIOn between CIty authorIties and
prIvate entIties - the owners of real estate and potential mvestors
- an urban planmng system of cooperatIOn reqUIres local authOrIties to establIsh
benefiCial condItIOns that WIll encourage prIvate entItIes to purchase and Improve real
estate and WIll guarantee that theu mterests WIll be respected, these condItions must
mclude three mam components guaranteed long-term ownersmp rIghts to land wmch
can be secured by loans, mformatIOn on rules of permItted uses and constructIon
alteratIOns to land parcels and real estate WIthm the City, an effective mechanism to
finance the constructIOn of mfrastructure as a foundation for mvestment m
constructIOn on prepared and prIvately owned areas

Durmg the process of stablhzatIOn of market relatIOns, the need for tms kmd of
cooperatIve system grows, and vice versa - the establIshment of tills system lays the
foundatIOn for a clvlhzed real estate market and proVides for ItS gradual development

Legal zomng IS the startmg pomt for establIsmng tills kmd of partnersmp,
wmch IS equally essential to Its mam two parties - mumclpahtIes, on the one hand,
and potential owners of real estate, mvestors and developers, on the other hand
By means of zonmg, mumclpalItIes get an opportumty to Implement their area
development polIcy and local SOCial programs more effectively The mam
components of tms polIcy WIll be
- reservatIOn of land for mumclpal use, wmch IS used for transportatIOn, techmcal and
SOCial mfrastructure (mcludmg land for mumclpal reSidential constructIOn), and
IdentificatIOn of land which can be transferred to prIvate ownersmp - to mvestors and
developers
- encouragement of prIVatIzatIOn of excess mumclpal lands that IS not needed for
soclal/mumclpal functIOns, mcludmg sale of lands to prIvatized enterprIses,
organizatIOn of auctIOns and blddmg wmch Will prOVide for ImplementatIOn of
mvestment projects and prIvate housmg construction
- concentratIOn of budget funds for SOCIal programs usmg the so called "cumulative
zomng effect" ThiS effect emerges as a result of a cham reactIOn, the Impulse for tms
reactIOn IS the legal guarantee of ownersmp and use of real estate Tms guarantee
decreases mvestment rIsk and mcreases the prIce of real estate because the pOSSibilIty
to get a mortgage loan mcreases and constructIOn actiVIty mcreases The growth of
real estate prIces leads to an mcrease m tax payments to the local budget The
expansion of constructIOn mcreases the fixed assets of enterpnses, theIr ablhty to
mcrease production and prOVIde for new Jobs

For real estate owners, developers and Investors (as well as for people who
aspIre to tms status)
- first of all, the SItuatIOn rIghts Itself from "topsy-turvy" to ItS normal condition at
the outset, the owner WIll acqUIre ownersmp of land WIth a package of preCIse
guaranteed nghts and then the owner WIll prepare a full-scale development plan and
WIll begm the actual constructIOn (refer to Diagrams 1 and 2),

8
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- secondly, the number of real estate owners wIll mcrease as a result of the
estabhshment of an open real estate market WIth mformatIOn aVailable, where legally
created sItes WIll be aval1able to potentIal mvestors,
- tmrdly, mvestment actIVIty grows, the nsks to mvest m real estate decrease, there IS
a opportumty to choose the most efficIent use and to react to changes m the market
sItuatIOn,
-fourthly, the financIal ablhtles of real estate owners grow due to expanSIOn of
mortgage lendmg

However, some admmIstratlve agencIes may consIder legal zomng as a
useless and harmful "mterventIOn" m theIr work If legal zomng IS m place, they may
loose the OPPOrtunIty to make sUbjectIve decIsIOns whIle consIdenng and approvmg
development proJects, because these decIsIons can be taken to court based on preCIse
legal cntena Apart from tills, legal zomng WIll ehmmate a great deal of the routme
but very well-paid work of these agencIes It IS ObVIOUS that benefits from legal
zomng substantIally exceed the mmor losses

9
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3 How Does "Legal Zomng" Relate to Urban Planmng and Land Use?

Zonmg m the form of local legal acts works WIthm the system of urban
planrnng documents

Legal zomng IS the tool for ImplementatIOn of CIty development plans It
reqUIres an Imtial planmng document as ItS foundatIOn Tms document IS the Master
Plan In thelf turn, legal zonmg documents provIde a foundatIOn for executIOn of
documentatIOn for the followmg stages, leadmg up to constructIOn projects at
partIcular sItes The content of urban plannmg documents at the munIcIpal level can
vary dependmg on the polIcy of local self-government agencIes and the specIfic
features of a partIcular CIty The followmg outlIne can be used as an example (model)

1 CIty development document - the Master Plan,
2 Local legal act wmch regulates use nghts and constructIOn alteratIOns - "Land Use
(zomng) RegulatIOns"
3 Urban planrnng documents applIed to CIty areas - planrnng projects, subdIvIsIon
plans,
4 SpecIfic SIte plans

The Master Plan

The legal status and content of tms document must be changed accordmg to
the new condItIOns of a market economy

The legal status of the Master Plan must be defined by the folloWIng features
- It WIll be addressed to local self-government admimstratlVe agencIes m the form of
recommendatIons for development and Improvement of the CIty area as a whole and m
the form of dlfect gUIdance as far as local mfrastructure development IS concerned,
- It WIll be open to the publIc,
- It WIll contam baSIC mformatIOn for development of local legal acts - legal
documents connected WIth legal zomng

The Master Plan WIll have less authonty as compared to the zomng
documents The Master Plan general prOVISIons WIll be precatory m nature and wIll
not represent dlfect gUIdance for ImplementatIOn by real estate owners These
provlSlons, whIch were taken mto account m the zonmg documents, WIll be converted
mto legal form pnmarIly as lIsts and descnptIOns of parameters for permItted uses

and constructIOn alteratIOns to real estate WItmn dIfferent zones The provlSlons of a
legal/techmcal document (the Master Plan serves thIS purpose today) must pass
through the filter of a legal act (m the form of zonmg documents) and only after thIS
can they be dlfectly addressed to all real estate owners and other entItles as mandatory
gUIdance

The content of the Master Plan must also be changed It could contam two
parts a strategIc plan and a spatIal plan

Part I, the strategIc plan, sets

10
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- a realIstIc evaluatIOn of the CIty'S eXIstmg and potentIal resources,
- two or three scenanos of possIble CIty development based on dIfferent verSIOns of ItS
posItIOn m the context of the regIOnal and natIOnal economy,
- concepts for CIty programs to encourage CIty constructIOn as applIed to each of the
scenanos

Part II, the spatIal plan, sets
- a rough descnptIOn of functIOnal zones from the pomt of VIew of theIr potentIal
capabIlItIes for dIfferent types of constructIOn and theIr relatIOn to other functIOnal
zones of the CIty,
- a descnptIOn of the mam transportatIOn and engmeenng mfrastructure, as well as
general programs for theIr constructIOn, mamtenance and financmg

The spatIal plan may contam recommendatIOns for development of legal
zomng documents as well as a foundatIOn for thIs development m the form of charts
of land use restnctIOns for dIfferent reasons - rustonc preservatIOn, ecology,
preservatIOn of natural landscapes, balance between developed and undeveloped areas
and so on

Local Legal Act WhIch Regulates RIghts of Use and ConstructIOn AlteratIOns to Real
Estate - "Land Use RegulatIOns"

"Land Use RegulatIOns" set offiCIal boundanes for the temtonal zones WIth a
lIst of permItted uses and constructIOn alteratIOns WIthm these zones

The RegulatIOns are used as the legal foundatIOn for approval of constructIOn
projects of actual and potentIal real estate owners and for Issuance of constructIOn
permIts for partIcular parcels, they are also used as the framework for development
of partIcular areas of the CIty connected WIth settmg, changmg and re-plannmg land
boundarIes and regIstratIOn of real estate SItes

Urban Planmng Documents ApplIed to CIty Areas - Plannmg ProJects,
ProJects ofLand SubdIVIsIOn

Planmng projects They retam theIr sIgruficance as an Important component of
the urban planmng system, but must be modIfied dependmg on whether they are
prepared for newly developmg areas or for the areas bemg redeveloped They set
- spatIal structure of the developed area m the form ofa general plan or a concept,
- red lInes,
- plan for development and Improvement of the area dependmg on the mvestment and
constructIon goals of the developers,
- feaSIbIlIty study of the effectIve use of the area

Specific features of projects
- the unprovements are planned not as a one-tIme actIOn, but as a combmatIOn of
many small projects Implemented partly by the murucIpal authontles and partly by a
number of pnvate entItIes,

11
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- the strategy of actIVItIes to be conducted by mUnICIpal and state agenCIes to
encourage and admInIster the process of attractmg maX.lmum mvestment m project
ImplementatIOn IS developed,
- the Issues of financmg mfrastructure constructIOn and Issues of relmbursmg the
funds spent by the CIty for mfrastructure are solved, these Issues are solved WithIn the
framework of CIty plans for capItal constructIOn of mumclpal mfrastructure
- planmng projects may mclude land subdIVISIOn projects, though they are not
mandatory and can be developed later as a separate stage of plannmg, as descnbed
below

Land SubdIVISIOn Projects
Set

- the boundanes ofparcels mcludmg land reserved for publIc use,
- locatIOn of streets, access, mfrastructure routes, boundarIes of publIc servItudes

The purpose of the document IS
- to proVIde the foundatIOn for creatIOn of land parcels as real estate unIts accordmg to
ZOnIng parameters, reqUIrements of shape and SIze,
- to proVIde ratIOnal planmng of the area so that every land parcel has ItS own access
to the street/road and to mfrastructure and to set (If reqUIred) the boundanes of publIc
servItudes and prevent mefficient land use

SpeCIfic SItes Projects

SpeCIfic features though the CIty has no OPPOrtunIty to control the tImmg and
number of constructIOn projects Implemented by pnvate entItIes, It (the CIty) has very
effectIve tools to mfluence thIS process ( m the form of ZOnIng and preparatIOn of
munICIpal mfrastructure)

These projects set (accordmg to the ZOnIng rules, constructIOn parameters,
mfrastructure hook-up rules, and other reqUIrements) speCIfic parameters and
charactenstIcs for mdividual constructIOn SItes

The key to effiCIent CIty planmng m RUSSIa IS not large-scale, complex and
one-tIme constructIOn actiVIty, but the accumulatIOn of small projects and small
mvestments, Implemented on a permanent basIS WithIn the framework of stable legal
guarantees

By planmng the small and gradual growth of constructIOn actiVIty, CItIes Will
be able to attract a large number of mvestors and people who Will partICIpate m the
economIC development of the CIty, whIch Will lead to the establIshment of the real
value ofland
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4 What Problems Does the City Have and How Can Zomng Help to Solve
Them?

Zomng provIdes the legal foundatIOn for urban plannmg activIty and thereby
helps to solve the problems of two mam groups of partIcIpants m thIS actIVIty
- the CItIes as socIal, economIC and admImstratIve mstItutIOns
- pnvate entItles whIch acqUIre ownershIp of SItes and Improve them

The process of solvmg problems WIth the help of zonmg has Its own specIfic
features Fl!st of all, zomng does not solve any problems, It prepares necessary legal
condItIOns so that problems can be solved by means of actIOns) whose character and
scale are stIpulated by zomng) Secondly, zomng defmes the dIrectIOn m whIch
problems wIll be solved through prohIbltmg one type of action and encouragmg
another ThIrdly, zomng does not guarantee that the actIOns stIpulated WIll take place
(WIthout certam efforts of mumcIpal authontIes and pnvate entIties), but zomng
guarantees that actIOns whIch are not permItted WIll never take place Thus, the
negative consequences of these actIOns and undeSIrable trends m CIty development
WIll be blocked Fourthly, zomng helps to solve the problems of the CIty by means of
the efforts and financIal resources of pnvate entItles - mvestors and developers

CIty development problems WhICh can be solved WIth the help of zomng can
be combmed m three mam groups
- problems of financIal resources for development
- envIronmental problems
- problems of spatIal resources for development

Problems ofFmanclal Resources for Development

The mam mternal resource for CIty development IS land Zomng, as It defines
use, sets the value of the land and ItS pnce not only for the present but for the future as
well Just because the use IS guaranteed by a proper legal document, the real pnce of
land starts to be taken mto account when conductmg real estate transactIOns
Understandmg the real land value encourages the formatIOn of local budgets based
on collectIon of a fixed annual percentage of that value CIties obtam a stable mternal
source of revenue whIch can be used for CIty development and IS based on taxatIOn of
real estate accordmg to ItS real market value

Zonmg creates condItions for attractmg external mvestment from pnvate
entities and agenCIes ThIs IS due to three mam reasons The first one IS the
avaIlabIlIty of legal guarantees for the appropnate type of land use aImed at
ImplementatIOn of constructIOn mvestment projects The second IS the pOSSIbIlIty to
acqUIre ownershIp nghts before the actual deSIgn work and constructIOn, and these
nghts open the way to mortgage loans The thIrd IS the pOSSIbIlIty to reduce the tIme
spent on obtalmng dIfferent types of approvals and permIts for mvestment and
constructIOn actIVIty as well as a reductIOn m the costs of these procedures As a
result, the process of mvestment m CIty development grows and the pace qUIckens
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The cItIes have more Opporturuties to solve then mfrastructure problems ThIS
IS pnmanly the result of mcreased tax payments, and secondly, of a well-functlOmng
mechanIsm to recover murucipal money spent for these purposes
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Envuonmental Problems

Zonmg helps to effectIvely solve ecologIcal and aesthetIc problems of the CIty
envIronment For thIs purpose, It has at Its dIsposal specIfic legal standards
By settmg the types and parameters of permItted use, zornng fixes at least the
"mlrnmum level" of the envIronmental qualIty applIed to dIfferent zones What has
not been set by an appropnate legal act can not take place, and, consequently, the
contmwng declme m the qualIty of the lIvmg enVIronment wIll not take place At the
same tIme, what has been permItted, encourages actIOn m duectIons WhICh Improve
the current SItuatIon

In the zornng document there IS such a legal parameter as "non-conformmg
use" Accordmg to thIs parameter, those SItes WhIch eXIsted before the zornng system
was mtroduced and whose charactenstlcs and parameters of use contradIct the zonmg
reqwrements are declared non-conformmg and contmue to operate m a speCIal
regIme They can be used and mamtamed under the condItIOn that the degree of non­
conformIty WIll not mcrease Any further alteratIOn of these SItes must bnng them mto
conformIty WIth the zornng regulatIOn

As far as the problems of CIty development are concerned, zornng performs a
dual task It represents a legal mecharnsm for ImplementatIon of the urban
development polIcy, and at the same tIme It proVIdes for close cooperatIOn between
the legal mecharnsm and economIC mecharnsm and bnngs the latter mto operatIOn
CollaboratIOn of these two mecharnsms makes It pOSSIble to solve problems whIch
before were dIfficult to solve, for example, modIficatIOn and replacement of harmful
productIon ThIs can be better demonstrated by the followmg example

A pollutmg factory m the CIty center that IS pnvatIzed together WIth the land
parcellS a very common SItuatIOn for RUSSIan CItIes The CIty wants to create a publIc
busmess center m thIs area These goals are set forth m the Master Plan But the CIty
can not put ItS plans mto effect Why? Because there IS no legal mecharnsm and,
consequently, no connectIon WIth the economIC mecharnsm The fact IS that the urban
plannmg documentatIOn (m thIs case - the Master Plan) remams mcomplete from the
legal pomt of VIew It does not contam a lIst of permItted uses for the area where the
factory IS located

If such a lIst had been avaIlable, It would have prOVIded more effiCIent types
of uses than those that the factory has now As thIs area was proposed for constructIOn
of a publIc busmess center, the lIst would have contamed such uses as - bankIng and
msurance busmess, shops, restaurants and so on, the profitabIlIty of whIch IS
ongmally much hIgher than that of the productIOn actIVIty

If the Master Plan had contamed such a lIst, the factory - under the mfluence
of economIC factors - sooner or later would have to move to another place or modIfy
ItS type of productIOn For example, the pnce of land would have mcreased
substantIally together WIth taxes In order to pay such hIgh taxes, the factory has to
generate more profit, whIch It can not achIeve m ItS present condItIOn But It would
not be a tragedy for the factory owners They have dIfferent OpportunItIes facmg
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them they can mortgage the land, take a loan, buy a cheap land parcel m the C1ty
suburbs and buIld new prem1ses for the factory or they can sell the factory to another
owner who Will be able to use the land m the C1ty center more effic1ently The more
effic1ent use of land m tills case would mean the constructlOn (accordmg to the zomng
requuements) ofa new busmess center, willch 1S so much des1red (m vam) by the C1ty

It must also be mentlOned that the presence of legal zonmg makes the
econom1C mechamsms work - mechan1sms of 1mpiementatlOn of the urban plannmg
pollcy of the C1ty The econom1C mechamsms do not work untIl legal zomng 1S m
place

Problems of Spatial Resources for Development

Zonmg helps to solve problems of spatial resources for future development of
the C1ty There are four mam ways to carry out tills act1v1ty

ReservatIOn of vacant land for specific functIOns m accordance With
anticipated needs Spec1fic zones are set m the appropnate areas, for example,
res1dential or mdustnal These areas Will be used m the future for these purposes

ReservatIOn ofvacant landfor undefinedfuture uses The follOWing method
1S usually used m these s1tuatlOns The zones of so-called low development or zones
of agncultural use are set The settmg of these zones Will mean that act1ve
constructlOn w1ll not take place m these areas If the need to develop these areas ar1ses
over time, rezomng Will be accompllshed accordmg to the reqUirements of the
part1cular type of constructlOn

ModificatIOn of exlstmg zones Tills method 1S apphed when there 1S an
excess of spec1fic types of areas For example, there 1S an excess of mdustnal areas
w1th low effic1ency of use and obsolete constructlOn (willch 1S typ1Cal for Russ1an
c1t1es) In tills case, a dec1s10n to change the zomng for these areas must be made, for
example, changmg tills area mto a res1dential or busmess zone Th1S Will mean that the
mdustnal activ1ty may contmue m these areas for some t1me w1thout any mcrease m
the amount of mdustnal constructlOn Over time, when the C1ty saves enough funds or
when pnvate mvestors show the1r mterest, these areas can be mod1fied accordmg to
the type of use (res1dential or busmess) defined by zomng

ReservatIOn of Landfor ExpanSIOn of ConstructIOn beyond the City Boundaries
The solutlOn to tills problem 1S blocked nght now because m the maJonty of cases 1t 1S
connected W1th annexatlOn of additlOnal terntones to expandmg CItIes Tills process
meets a lot of reSIstance from the neighbonng adnumstrative regIons whIch do not
want to lose theIr lands Zonmg makes It pOSSIble to change the emphaSIS whIle
solvmg tills problem The legal zomng documents for the suburban area are prepared
by a number of mterrelated mumcipal agenCIes After these documents are approved,
they start to regulate the spatial subdIv1slOn of the area mto dIfferent types of uses and
development takmg mto account pnvate and publlc mterests In other words, the
essence of the problem - legal and economIC solutlOns to the problems of cooperatlOn
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WIth the suburban areas - OCCUpIes the first place, and then come the problems of
alteratIOn of adm1ll1stratlve boundanes of different areas

17



I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

5 Special Features of Land Use Regulatory Systems m Different Countries Can
Foreign Experience be ApplIed to Russian Cities, Does It Need ModIfication and

What Kmd of ModIficatIOn?

As the special features of natIOnal urban plannmg systems are mterestmg to us
from the pomt of view of their ImplementatIOn m RUSSIan condItIOns, It IS Important
to concentrate not on the numerous varIOus and sometImes contradIctory detaIls of
these systems, but on theIr prmcipal typologIcal dIfferences In thIS respect, the
followmg aspects should be clarIfied

FIrst General pnncipies of legal zonmg eXIst m opposItIon to or regardless of
natIOnal features, the need for and applIcabIlIty of zomng m the domestIC practIce

Second Mam typologICal groups of zomng systems and theIr general
charactenstIcs

Third Who defines the selectIOn of a partIcular legal zonmg system, multIple
ways of mamtenance and dIfferent types of zonmg, typologIcal features of zomng
modIfied accordmg to RUSSIan condItIons

General prmcipies of legal zomng eXIst m OppOSItIOn to or regardless of
natIOnal features

Legal zomng eXIsts WIthin a real estate market where real estate can be
conveyed from one owner to another This fact pnncipally dIstmgillshes the system of
legal zonmg from the SOCIalIst urban planmng system where real estate belonged to
one permanent owner - the state, and m these condItIOns real property could not be
conveyed from one owner to another Under market condItIOns, there IS an ObjectIve
reqillrement to set such ownershIp nghts that can eXIst WIth no dIrect dependence on
the goals of particular owners and can remam, m the event the owner changes ThIS IS
the fundamental pnnciple tyPICal of all zomng systems The dIfferences between
systems are m how these nghts are establIshed and applIed

The RUSSIan CItIes, WhIch start to develop therr local real estate markets, are
not exceptIOns to the umversal rules of the market That IS why they face an objectIve
need to mtroduce a legal zonmg system

As far as ImplementatIOn of zomng m domestIC practIce IS concerned, two
aspects of a histoncal and technIcal nature should be mentIOned Durmg the "pre­
SOCialIst" era of our hIStOry, when market relatiOns eXIsted m RUSSIa, zomng
pnncipies were used m urban planmng, but were not developed due to the radIcal
change m economIC condItiOns As far as the technIcal aspect IS concerned, we can
say that zomng pnncipies (m the pragmatIC terms of functIOnal and constructIOn
zomng) were used even m SOCIalIst tImes That IS why we do not have any baSIS to
state that legal zomng IS a totally outlandIsh tool for the RUSSIan urban plannmg
system as far as ItS applIcabIlIty IS concerned
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Mam typologIcal groups of zomng systems and theIr general charactenstIcs

Two mam cntena for companng the natIOnal systems of legal zomng make It
possIble to dIstmgUIsh theIr mam dIfferences WIthout concentratmg on detaIls, they
are

- the degree of freedom that admImstratIve agencIes have to mterpret substance of
the nghts set by the zomng documents,
- the "techmques" of settmg land use nghts

Makmg a companson accordmg to the first cntenon, It IS easy to establIsh
that RUSSIa IS very far behmd many developed countnes as far as our officIals'
understandmg of the regulatIons IS concerned In thts sphere they have maxImum
freedom The source of thIS doubtful freedom IS the absence of appropnate legal acts
where the nghts for real estate use are explamed m a legally correct way

The problem of lImIts of mterpretatIOn of the nghts for real estate use has the
followmg ongm These nghts fall mto two groups of so-called "routme" and
"random" nghts Routme nghts are rather sImple and clear nghts, whtch can be
legally descnbed m Just one way There are practIcally no problems m understandmg
these nghts due to theIr precIseness, and, consequently, there are no sItuatIOns, where
officIals make deCISIOns on theIr own However restnctIOns on use and real estate
alteratIOns can not always be descnbed m a preCIse and non-contradIctory manner
One and the same type of use may be both permItted and prohtbIted at the same tIme
dependmg upon the eXIstence or fulfillment of partIcular condItIOns Just because
these condItIOns are not clearly defined, mIsmterpretatIOns or the need for addItIOnal
approvals arIse These SItuatIOns are solved by approval procedures WIth partIcIpatIOn
of real estate owners and the publIc (publIc hearmgs) as well as by means of a preCIse
dIVISIon of responsIbIlItIes and JunsdIctIOn among admImstratIve agencIes regardmg
certaIn aspects of the Issues under consIderatIOn

The balance between "routme" and "random" nghts IS mfluenced by cyclIc
dynamIcs the area of ImplementatIOn of some of one penodIcally grows, and,
correspondmgly, the area of ImplementatIOn of the others declmes Over tIme, they
reach a certam balance m dIfferent legal zomng systems However, there IS no baSIS
to state that there IS any ObVIOUS typology makmg It possIble to dIstmgUIsh dIfferent
legal zomng systems accordmg to thIS cntena, except England WhICh, m thts respect,
IS an outstandmg example In thIS country, sIgmficant nghts to consIder a SItuatIOn
relevant to the development and ImplementatIon of zomng documents are granted to
the M1ll1stry ofEnVIronmental ProtectIOn

The "Method" of settmg land use nghts

As far as thts cntenon IS concerned we can speak about It WIth a great degree
of certamty by makmg some comments about two types of zomng systems - the
Amencan and West-European
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The Amencan type of zonmg, eXIstmg m the USA, IS charactenzed by the
followmg features as far as "methods" are concerned
- mdependence of local self-government agencIes m Implementmg zomng together
WIth a lack of coordmatIOn of the mterests and plans of adjacent mumcipalIties related
to regIOnal zomng,
- whIle plannmg the development of mumcipalItIes, the polICIes of development m
dIfferent areas are emphaSIzed m the form of strategIc plans of socml and economIC
development, spatIal aspects m the form of Master Plans are precatory m nature
(except for some states where these documents are mandatory and are used as a
foundatIOn for development of local zomng documents),
- the zomng of munICIpalIties IS very often Implemented m one stage - zomng of the
whole area accordmg to all cntena - types of permItted uses of real estate, parameters
of permItted alteratIOns and maxImum and mimmum SIzes of land parcels for all
defined zones,
- planmng projects are very often developed m the form of subdIVISIOns of vacant
(agncultural) land for future development, they are based on zomng and subdIVISIon
standards, some amendments to zonmg parameters which must go through the
approval procedures may be proposed by these projects

"West- European zomng system" It IS ObVIOUS that there IS no such system
There are a number of natIOnal systems which dIffer from each other The unIfied
term has an arbItrary meamng and IS used to show certam SImIlar charactenstIcs of
these systems (first of all the systems of Germany and France) WhICh are dIfferent
from the charactenstIcs of the US system The specIfic features of "West-European
zomng system" are as follows

- mdependence of local self-government agencIes together WIth coordmatIOn of
mterests of adjacent mumcipalItIes and top government agencIes by means of regIOnal
development plans,
- there IS a two-stage system whIch IS put mto effect at the mumcipal level, the first
stage IS the development of general spatial schemes/plans which are precatory m
nature - authonzmg schemes (France) or land use plans (Germany), the second stage
IS the development of local zomng legal acts - land use plans (France) or development
plans (Germany), the second stage IS the development of local legal zonmg documents
-land use plans (France) or development plans (Germany),
- mumcipal zomng IS represented by a full package of documents (land use plans,
development plans), each of whIch covers only one CIty area or admimstrative regIOn,
nghts related to permItted uses and buIldmg standards are set WIth a high degree of
clanty and detaIl

Who defines the selectlOn of a partIcular legal zomng system, dIfferent ways
of mtroducmg zomn{i and dIfferent types of zonmg, typolO{iICal features of zomn{i

modIfied accordmg to RUSSIan conditlOns

Accordmg to the Law of the RUSSIan FederatIOn "On BasIC Pnnciples of Local
Self-Governance", the authonty to define munICIpal planmng and development IS
gIven to local self-government agenCIes That IS why these agenCIes WIll define the
speCIfic features of the legal zomng system Implemented m theIr areas In this respect
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we can antIcIpate a great number of vanatIOns m these systems, especIally m the
begmmng The process of "dIversIficatIOn" of zorung can be observed even now
ObVIOusly, It would be useful to develop at the federal level a set of appropnate
recommendatIOns for local self-government agencIes m the form of (for example)
"Gmdellnes for Land Use RegulatIOns" wluch, If used by murucipalItIes, may serve
as an example for local legal documents m tlus sphere, but accordmg to a certam
ratIOnal scheme

One of these schemes, wluch IS applIcable to RUSSIan condItIOns takmg mto
account foreIgn practIce as well as legal zorung expenence, may be as follows

- "Urban PolIcy Pnnciples" are developed and approved as a foundatIOn for the
development of a local legal zorung act,
- a local legal zonmg act IS developed and approved It mcludes (together With baSIC
legal reqmrements) a zonmg map of the whole CIty area WIth a lIst of permItted uses
related to all zones, speCIal constructIOn parameters and SIzes of land parcels can be
set for partIcular zones
- after a local legal zorung act has been mtroduced, the process of mtroducmg
addItional parameters related to types of permItted alteratIOns In partIcular areas
contInues, If needed, types of permItted uses may be adjusted based on speCIfic
ecologIcal, histoncal and aesthetIc restnctIOllS, tlus actIVIty IS carrIed out In the form
of expenmental and analytIcal work and/or In the form of plannIng projects,
amendments to the legal zorung documents are Introduced accordIng to establIshed
procedures after the results of tlus work are obtaIned

The above scheme IS dIfferent from the systems Implemented In the developed
countnes At the same time, It possesses features of the two maIn types of these
systems - Amencan and West-European

It contaInS the elements of the Amencan system as far as zonIng of the whole
area accordmg to the types of permItted uses IS concerned ThIS approach IS essentIal
and JustIfied under RUSSIan condItIOns for two reasons FIrst, of all It makes It pOSSIble
to Implement zomng not as random actIOns WhICh are not connected With the general
urban development context, but as a regulatory system Second, the maXImum degree
of assurance related to future land use IS reached and any damage to ItS owners IS
aVOIded

The above scheme contaInS the elements of the West-European system as far
as settIng the parameters of permItted constructIOn and alteratIOns by means of
plannmg projects developed for speCial zones and CIty areas IS concerned
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Part II. Questions and Answers Addressed to Local Project
ParticIpants

6 What are Possible Plans for a Step-by-step EstablIshment of a Zomng System,
and What Plans Should be Preferred?

ImplementatIOn of a zonmg system IS connected WIth a speCIfic process WIth
speCIfic penod of tIme Tills process IS the result of technical, orgamzatIOnal and
admimstratIve CIrcumstances

FIrst of all, the development of zomng documents IS connected wIth findmg
solutIOns to non-tradItIonal and dIfficult problems It IS pnmanly related to settmg
parameters and SIzes of land parcels and types of development for dIfferent zones
ThIs task can be conSIdered new because the past practIce of settmg legal norms m our
country was focused on settmg parameters related to CIty areas - such as dIStnCtS and
blocks - and was not related to land parcels That IS why the conSIderatIOn of thIS
problem IS connected WIth the analySIS and reVlSlon of dIfferent parameters m order to
adjust them to the requIrements of legal zomng

Secondly, zomng-based urban plannmg presumes the structural and contextual
reorgamzatIOn of the actIVItIes of the adm1illstratlVe and SOCIal agenCIes mvolved m
thIS process It also reqUIres tIme and expenence m order to enforce these agenCIes m
the future by means of legal acts

All thIS reqUIres that CItIes whIch have chosen the path of reforms face the
problem of developmg conceptual schemes for step-by-step ImplementatIOn of
zonmg, takmg mto account theIr speCIfic features and condItIons

As an example of one of the approaches to a solutIOn to thIS problem, the
follOWIng mam prOVISIOns of "Model DIagram of Step-by-step IntroductIOn of a Land
Use System Based on Legal Zomng" were developed based on the Novgorod
expenence The dIagram IS based on the followmg baSIC aspects

- to figure out two mam stages of the process the first stage - Draft Land Use
RegulatIOns, the second stage - Improvmg and deepemng the content of the
regulatIOns by mtroducmg changes and amendments,
- The Draft Land Use RegulatIOns were supposed to solve a "dual" problem to make
the document work from the tIme of Its approval and to prOVIde for ItS contmuous
operatIOn and development WItilln the framework of a umfied structure As far as the
defimtIOn of nghts IS concerned, the draft of the regulatIOn gIves a detaIled lIst of
permItted real estate uses located In all defined zones, but It does not yet prOVIde for
the parameters ofpermItted constructIOn TIus task IS solved at the second stage that IS
connected WIth IntrodUCIng changes and amendments to the approved regulatIOns,
- to make the contents of all urban development documents, whIch are developed after
the regulatIOn IS m place, concrete by takmg mto account zomng requIrements for use
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nghts and constructIOn alteratIOns as well as for settmg and enforcmg boundanes of
parcels as real estate UnIts
- focusmg on the gradual mtegratIOn of the process of obtammg ownerslup nghts m
the mitIal stage of the mvestment and constructIOn process, and not m the final stage,
as It IS now

Bnef Charactenstics of the FIrst Stage

Step 1 AnalYSIS of the urban planmng prereqUIsItes for zomng, preparatIOn of
"Urban PolIcy Pnnciples"

Step 2 PreparatIOn of technIcal matenals
2 1 PreparatIOn of maps WhICh show present land use, CIty structure,
possIbIlItIes of future development from the pomt of VIew of mfrastructure
lImItatIOns
22 AnalysIs of the laws and legal acts at the federal, oblast and local levels

related to land use and urban planmng

Step 3 PreparatIOn of zomng maps and the text of the "Land Use
RegulatIOns"

3 1 Development of concepts for dIfferent types ofzones and recommended
compatIbIlIty ofpermItted uses of real estate WIthm these zones

3 2 PreparatIOn of procedural rules and requIrements
3 3 Development of parameters for permItted constructIOn witlun the

boundanes of parcels related to dIfferent types ofzones
3 4 DefimtIOns of development lImItatIOns and markIng them on the map

Step 4 DIScussIon and approval of "Land Use RegulatIOns" wIth profeSSIOnals
and CItizens

4 1 Work With admimstrative agenCIes and city/oblast servIces
42 DIscussIOn of proJect matenals WIth profeSSIOnals
43 OffiCIal approval of "Land Use RegulatIOn"
4 4 InformatIOn campaIgn m mess medIa

Steps 1-4 InformatIOn and educatIOnal work at every stage of the process
As a result of mtroductIOn of "Land Use RegulatIOns" (first step), the procedural
schemes are changmg TheIr mam feature IS that long-term land ownerslup nghts are
gIven after the project documents are presented and before the actual constructIOn
takes place (and not after the SIte IS fimshed and regIstered, as happens today)

Bnef Charactenstics of the Second Stage

The contents of the tasks of the second stage are very dependent on the
fulfillment of the tasks of the first stage and may mclude the follOWing steps
1 Development of the parameters for permItted uses related to dIfferent types of
zones (for the zones where these parameters were not set durmg the first stage)

1 1 Development of the parameters by means of analytIcal and expenmental
work
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1 2 Development of the parameters related to the zones of the central
part of the CIty by adJustmg the boundanes of hlstonc preservatIOn
zones

2 SettIng the boundanes of parcels as real estate unIts
2 1 Settmg (adJustmg) red hnes, boundanes ofplanrung unIts - dIstncts,

"mIcro-dIstncts" and blocks,
2 1 1 PreparatIOn of dIagrams (flow charts) for the development of a

network of SItes, mfrastructure and transportatIOn routes
2 1 2 Development of red lme plans (planrung projects) related to

pnonty development areas (m comphance WIth two-year plans of
development/reconstructIOn of munICIpal mfrastructure)

2 1 3 Development of two-year plans for financmg
constructIOn/reconstructIOn ofmumcIpal mfrastructure

2 2 Settmg the boundanes of land parcels (exIstmg and new) wIthm
the boundanes of red hnes of planrung unItS - regIOns, dIstncts,
blocks

221 Development of planrung projects for subdIVISIOn of
newly developed areas mto parcels
2 2 2 Development of planmng, re-plannmg and subdIVISIon
projects for the developed areas

3 Development of a zomng map for suburban areas
3 1 Makmg a mutual declSlon by local self-governance agenCIes of the CIty
and adjacent mumcipalIt1es on the development of a zomng map of the
suburban areas
3 2 Development and approval of the concept of urban development of the

suburban area
33 Development and approval of "Land Use RegulatIOns of the Suburban
Area"

4 Other tasks connected wIth expanSIOn of the urban development system based on
legal zomng

4 1 PreparatIOn of local legal acts, documents and matenals whIch encourage
auctIOns and tenders for land sales

4 2 PreparatIOn of local legal acts, documents and matenals whIch connect
zomng regulatIOns WIth land lease procedures

4 3 Encouragement of preparatIOn and approval of an oblast law "On
ResponSIbIhtIes m the Area of Land Use"

4 4 Estabhshment of a system that WIll momtor land demand for dIfferent
types of constructIOn m dIfferent CIty areas m order to Improve "Land Use
RegulatIOns" by Implementmg changes and amendments
45 Development of standards for the permISSIble envIronmental Impact
related to dIfferent mdustrIal zones

At the end of the second stage of ImplementatIOn of legal zomng, long-term
ownershIp nghts may be granted before the project documents are approved and
before actual constructIOn begms
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7 Examples of QuestIons Prepared Durmg the Work on "BasIc PrmcIples of
Urban PlannIng PolIcy" Document

The document IS developed as a foundatIOn for legal zonmg and must define
the general dIrectIOns for CIty development m the form of polItIcal concepts It IS
recommended that provIsIons of the document be developed accordmg the followmg
baSIC concepts and 24 key questIOns

General concepts of antIcIpated demographIc, SOCIal and economIC
development

1) For what penod of tIme IS the urban planmng polIcy bemg developed? 10
years? 15 years? 20 years?

2) What WIll the future populatIOn be? What WIll be the mcrease (decrease) m
populatIOn? What are the factors mfluencmg thIS forecast natural Increase, mIgratIOn
as a result of natIOnal polIcy, mIgratIOn as a result of mcreased mdustnal productIOn,
mIgratIon as a result of movmg from VIllages to CItIes?

3) What are the predIctIOns for the CIty'S future role m the regIOn, country and
mternatIOnal lIfe hIstoncal center, oblast center, mdustnal center, cultural center,
educatIOnal center?

4) What are the mam types of productIOn located m the CIty and how many
people work at these enterpnses now chemIcal mdustry, electromcs, food-processmg
mdustry, tourIsm, other?

5) What are the antIcIpated mcreases (decreases) m the number of people
workmg m these mdustrIes? NatIOnal plans for expanSIOn and mvestment m these
spheres? Enterpnse plans? Market research? ComparatIve analysIs of development
trends (natIOnal, mternatIOnal) for these mdustnes?

CIty - ReglOn/Oblast

6) What are the mam types of productIOn m the CIty and how do they relate to
the economIC functIOns of the CIty?

7) Is the CIty a market center, transportatIon or dIstrIbutIOn hub for the regIOnal
mdustry and consumer market?

8) What are the faCIlItIes and servIces connected WIth the CIty operatmg as an
oblast center? Do enterpnse representatIves and CItIzens come to the CIty
admImstratIOn and court m order to solve admImstratIve and legal Issues? Is thIS
sphere of actIVIty growmg or IS It antICIpated that It WIll grow as a result of
pnvatIzatIOn and reforms?

9) Are there any aSSOCIatIOns of lawyers, real estate brokers, fmancIaI and
bank specIalIsts, msurance companIes and so on whIch proVIde servIces connected
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WIth the CIty'S role as an admIillstrative regIOnal and legal center, transportatIOn and
dIstrIbutIOn hub of the oblast ? Is thIs sphere of actIVIty growmg, IS It antIcIpated that
It wIll grow and up to what level?

10) What IS the status of tounsm (mcrease or decrease of natIOnal and
mternatIOnal tounsm)? What are the predICtIOns for growth? (antIcIpated types of
tounsm, types of transport and servIces used)?

Housmg polIcy

11) Is there a housmg shortage? What IS It? How was It calculated? NatIOnal
mdexes, sq m Iperson ? AnalySIS of the lIst of people waItmg for apartments? Other
assumptIOns and mdexes?

12) What IS the CIty polIcy as far as new forms of housmg IS concerned?
IndIVIdual smgle-famIly houses, low-nse apartment bUIldmgs, admIillstratIve
bUIldmgs, hIgh-nse bUIldmgs?

13) What are the assumptIOns that are used for predIctmg the number of
housmg UilltS whIch are to be constructed WIth respect to financmg (state and pnvate
sources), balance of the forms of ownershIp (pnvate, cooperatIve, enterpnse,
murucipal ownershIp)?

14) What areas and parcels are deSIgnated for future housmg constructIOn?
What IS the level of plannmg ( detaIled planmng) whIch has already been performed
for these areas, what are the parameters (denSIty, types of bUIldmgs, heIght and so
on)? What IS the finanCIal and constructIOn strategy bemg applIed to these areas?

Engmeermg and techmcal mfrastructure

15) How are the capaCIty and the pOSSIbIlItIes to modIfy maIn mfrastructure
systems evaluated tranSIt transport (automobIle and raIl road transport), streets,
publIc transport, water supply system, sewage, heatmg system electnc supply system,
other?

16) What are the plans to expand and modIfy these systems? What IS the baSIS
for these modIficatIOns growth of the number of users, development of new areas,
replacement of old systems, ImplementatIOn of new technologIes?

Cultural and publIc services

17) What IS the current assessment of the level of publIc servIces' qualIty III

dIfferent parts of the CIty? What are the predIctIOns for expanSIOn and modIficatIOn of
these servIces? What IS the foundatIOn for these modIficatIOns evaluatIOn of demand
based on state norms and reqUIrements, evaluatIOn of demand based on market
research, other assumptIOns?
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18) What IS the CIty polIcy related to provIdmg dIfferent kmds of servIces m
the future pnvatizatIOn of publIc servIces whIch are now owned by the CIty, provIdmg
beneficial condItIOns for pnvate entrepreneurs, addItIOnal fundmg of mumcipal publIc
servIces, Issuance of lIcenses for kiosks, provIdmg other spatial opportumtIes for
market actIvIty?

19) What IS the polIcy related to spatial dIstnbutIOn of publIc servIces state
norms, market analysIs, analysIs of supply?

Ecological Issues

20) What are the mam envIronmental protectIOn programs addItIOnal
financmg of pollutmg productIOn m order to reduce exhausts, relocatIOn of mdustries
from the CIty center to suburban areas, reservatIOn and protectIOn of open spaces,
management of publIc transport, development of mfrastructure, other?

21) What are the assumptIOns for other polICIes pOSSIbIlItIes of financmg,
management effiCIency, speCIal plans of productIOn mdustnes, speCial plans of state
mmistries concermng responSIbIlItIes for protectIon of water resources, woods,
agnculturallands, other programs and plans?

HistoriC preservatIOn

22) What are the mam polICIes related to hIstonc preservatIOn preservatIOn
regImes of separate landmarks, preservatIOn regImes of hIstonc areas, regIme and
regulatIOn on protectIOn of archeologIcal layer, other?

23) What are the assumptIOns for the polICIes on contmuatIOn of state
financmg of renovatIOn and mamtenance of hIstoncal landmarks (partIcular types and
classes), pnvate ImtIative and mvestments m renovatIOn of histoncal landmarks,
pOSSIbIlIty of mtegratIOn of new constructIon mto histoncal areas, speCial legal and
admimstratIve measures m order to generate resources for histonc preservatIOn and
renovatIOn of landmarks (speCIal taxes, revenues from tourIsm, specIal funds and so
on), other?

Real estate policy

24) What IS the pohcy related to land allocatton, land pnvattzatton,
prIVatizatIOn of real estate of dIfferent categorIes auctIOns, tenders, non­
competitIve (targeted) methods
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