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ABSTRACT

High-rise residantial buildings are a recent phenomenon in Dhaka

City. High-ri&e residential buildings are coming up both in inner

city areas as well as in outer c:iy areas, specially along the

main thoroughfar~s of the city and this type of housing market is

flourishing day by day. Limited supply of buildable land and high

land price have made it almost impossible eVen for the upper

middle income group to own a piece of land for house
construction. In thi •• situation the upper middle income group of

people have become inclined to the purchase of flats in their

efforts to find an abode of their own in the capital city. Being

encouraged by this market situation, a considerable number of

housing companies have become engaged in building high-rise flat

housing in the city. But these high-ri5e buildings are coming up

sporadically and are being allowed amidst low-rise buildings

without considering their environmental effects such as shading,

disruption of air flow, los. of privacy, interference on T.V.

reception on the aurrounding area and impact on existIng

infr&structural, utility and service facilities. Also the

intarnal environment consisting of vertical transportation

arrangement, uninterrupted power supply, safety provisions,

other amenities and variou~ socia-cultural and psychological

requirements of inhabitants of different age groups are not

being given due importance in these high-rise buildings.



In this study att2mpts were made to evaluate above mentioned

asp~ct5 of ~nvironment, both internal and external to these

building"" and to eatablish a relationship between later~l

eleariilnce,height, buIlding coverage ps represented by the Floor

Area R••tio (F.A.R.) which is a me•••,ure of intensity of landuse

and various other environmental qualities. Also, governmeht

polieie~ on high-rise, buildings were reviewed. The study

identifiad the problams of residents of high-rlsa buildings and

its neighbours, also the problems of public ageneie.. giving

servicl;tsto high-rise buildings. It was found that the pl-oblems

faced by the neighbours of high-rise buildings wera positively

correlated with the F.A.R.

call •• for imposing F.A.R.

of adjacent high-rise buildings a"d

restrictions at appropriate levels

considering ellisting infrastructure, utility "od service

considering F.A.R. wer. formulated •.'
facilities. At th••end, some guidelines for zoning rastr, •.tions

,
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CHAPTER 1
INTRODUCTION, OBJECTIVES,
METHODOLOGV AND SCOPE.

I, l, INTRODUCTION

U,ban housing ,;;ituation in Banglad ••sh e,;;p••c:ially the housing

situation ,n Dhaka Ci ty had long b••••n unsattsfac:to,'y. both

qualitatively and quantitatively, Inspite of variou,; ",easu,"es

taken by th •• government at various times, The back log of hous,ng

in Dhaka City went on increasing with

population.

inc,ease of city

Misuse, unde, uti1i2ation, ,;;peculat,on and scarcity of land and

high price of construction materials are the main reasonS of the

acc:umu1ating of housing bac:k log.

Accumulation of a si2eable amount of money Ibut not as much as to

land) in the hands of wage ea,-n",rs working

,
ab,oad, some busin"'s" men and high incom", group of the count,'"

and th", pr",stig'" and "ocia1 secu,-ity "ttached tn ohe owne,-"hip of

a how;e or flat, led to the generation of dem"nd of r""id"nt,,,l

flat" in the city "nd und", this s,tuatioT' ,eal estat" de'I"loo ••,s

c:"me for",,,rd to meet the dem"nd "nd paved the "'''r for larg'" ,;;"al"

,

\

growth of resid"nti,,1

"partment housing.

fl"ts 0, "oartments including higl-,-,-,se

,



growth building"', particularly high--'-i5e

apartments, '5 .•• ,-elativelv new phenome"on .n thi5

city. The pros a.nd can'" of high-ri",e living is still un~nown

the general buyers of the apartment",. Thes~ c:ommonlv

bel ieved to be th~ solut,on of housing problem in the wilk •• of

scarcity and high price cd idnd.

absenc:e multi-o",ner building rules end

building codes containing specification for construction, =afety

provisions, ameni ty, 50cio-p5ychologicel en" i r 0nme"t a I

requirements c,-eated the admi~tu,-e of high and

buildings ",ith subsequent p,-oblems both interndl

the building and threatened to cause dete,io,ation of the 0'1"''-

,,11 housing envi,-onment (Endm. 198'0).

Hence it i5 high time fo, studying th", hou ••ing C'nvironment both

inside end out ••ide high-,i5e resid".ntial building ••

,

suggestions reg ••,ding high-ri",e ,esidenti"l building"'.

1.2. OBJECTIVES OF THE STUDY
The objectives of the ",tudy "r~

,- , d",t",rmine effects high-,i"''''

buildings

received

on ",un shin~,

",urroundlng

light

structu,e",

v",,.,tilatJon

o the,,"

-,

probl~"'5 f",l t by th",

ris~ buildings.

neighbou,-", du~ to ••d,iac~nt high-



r~lationship between 18teral ~Iearan~e,

height, buIlding cover8g~ 8S

r8tio (F.A.Rl and th •• housing

shine. venti Latin", priv8cy, am••nity

so~in-psy~hologi~8l r ••quir ••m••nts of th •••..••sid ••nt".

o , review gov••rnment

buildings.

policy on high-rIse resid ••ntial

develop some

considering F.A.R.

1.3. METHODOLOGY.

guid •• lines

The objectives •.•••re op••,ationali~ed ,n me8surin9 qu••l lty of

housing ••nvironm ••nt with the problems felt

neighbours of high-rise buildings as

by the re"id"nt"

indicators by "n

8rbitr8ry s<:81•• (Modifi ••d inde" valu •• p,ob lem,,)

dev••lnp ••d by the authn •.. and ~orrelating thi5 modifi.,d "••t

index value of problems aS50eiated with the buildings L.i th

f'loor area ratios. The modified '/alues of

•

problems w••re treated as dependent variabl~s

,-a.tios as independ ••nt variable .

and floo,- ~rea

In ~••lcul ••ting the floo," ••rea ratios of the buildings, floo,-

"rea including the •.•all area was taken as floor ",,;1a of each

storey.

'" samples, random sampling of

neighbours •.•••re adopted.

,



The study was carried out In three Phases

1.3.1. LITERATURE SURVEY,

Relevant literature published at the national and

international levels was surveved to hav ••a basis

of understanding and to collect information fre>m

1.3.2.

published and unpublished source5.

COLLECTION OF DATA,

Data h"5 been collected in the following way

., Questionnaire survey' Questio"naire

carried out to collect information about

problems faced neighbOlurs "",d

residents. Two s•••ts

residents

of Questionnaires,

other

on ••

neighbours, were'used.

Interviews' Int"rviews '-were co"duct"d wi th

knowledge .•ble persons FJ"nning

CommissiOln 0; Bangladesh, se,' vic"

Distribution Company, Dhal-a

Supply, Dhaka City CorpOlrat ion. Ra idh" ••••'

Unnayan Kartipakkha (RAJUKl Directorate 0;

Fire Servic and the T,affic Divisio" of Dh ••Ic"

Met,opo Iitan Pol ice, MeteLlrLllogical

'., Depa,tment. ,eal estate develop ••rs, ••] j te5 of

4

•
1



citv prOfess i onal;; ; nc: Iud i ng

1.3.3.

architects, planners ~nd engineers.

ANALYSIS OF DATA
Data c:ollected in the above way wa;; analysed and

,nformation was gener ••ted, from which int"renc:es

were made.

1.4. SCOPE OF THE STUDY.
RAJUK';; definition of tall building'" as build;"gs above si~

;;toreys was ac:c:epted for the study.

apartm ••nts with 15 or more storeys are yet to be inh"bited,

other buildings, viz, Hot••'] Elysium 110 Store'yed). A"iz C,,-

operative Housing 19 Storeyed) and Pn,pe,-ty Encl ••"e 18

storey",d) ••t diff",rent strategic locations

,,

Pura"a Pal tan and S••ngla-Motor wer", studied

both th", resid",nts and neighbours.

;" .-",sp",r:t of



CHAPTER 2

URBANIZATION PATTERN
HOUSING SITUATION IN

AND URBAN
BANGLADESH.

In this chapter urbanization pattern i" terms LJf pLJpul••tion

growth, eCLJnom": C:LJnditionand urban hLJusing situation incl",ii'~g

definition and significance of housing, housing stock, effec:t've

dem ••nd and affo,dability of hou"5ing in Eanglade"h in gene,al "",j
in urban areas i" particul""..have been disc:uss",d.All LJver view of

government effLJrts in tac:kling housing prLJblems "'''5revealeri in

the Five Year Plans have also been made.

2.1. URBANIZATION PATTERN

8angladesh (Fig. 2.1), occupying a land area of 55,598 sq. miles,

lS one of the most densely populated countries in the world

having a critical man-land ratio LJf 1700 : 1 Population

census years 1951-81 is given in the following table.

POPULATION IN CENSUS YEAR: 1951-81.

"" I,~_"_'--J -=J
55222000 76398000 I 89912000

I

1951

Table 2.1

IcenSliS I
I y.-ar _I
II

",---
P~pula i 44165000

tlon "1___ _ _
Source Statistical Year Book of Bangladesh' 1987 ()988), p.35.

1nte, -C01"saI growth rates of population between 1951 198 1

,,
are given in the table below.



Table 2.2 , INTER-CENSAL GROWTH RATE OF POPULATION, 1951-81

1951

5.16

0.50

1961

25.04

2.26

J
•

J 97"

38.35

2."8 2.32

-1
J
i

1,
Source: Statistical Year Book of Banglad",sh: 1987 (1988). p. 35.

The growth of urban population had always been more than the

total national population growth. The annual rates elf urban

population growth b••tw""n 1951and 1980 ar" shown in the 'Fo1lowing

table.
ANNUAL RATES OF URBAN GROWTH: 1951-1980.

6.70

6.70 ---I
I
I

2.60

1.92

2.65

Rat" of NationalPOpul~tionl
growth(perc"nt~~r ~nnu~\ I

---~I
i----"

i
I

I_I_
i•

populatIon
p"r annum)

i Rat~ 'Ifurban
I growth(P"r~"nt
L.-. .._I 3.72

L
P"elod

1951-61
L-
'11961-74

1974-1980
I

SOUr"!!:World B~nk 11981),p.l
The growth of urban population was mar" c:oncentl"d,ted

larger six citi"s. The combined rate of growth in these cities

was 9 perc"nt b"tw" ••n 1961 and 1974. Population size distribution

of c:iti"s in Bangladesh is shown in the following table.

Ward wise populd,tion distribution For the year 1981 a"d estim .•.ted

population distribut,on for the year 1990 of Dhaka Metropolis are

shown in Fig. 2.2-2.3.



Tsble 2.4 SIZE DI5TRIHUTION DF CITIES IN HANGLADESH.
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Source, World Sank (1981), p.l.

Migration i~ the main cause of rapid urban growth. Migr~nts

major cities from rural areas per yea,...

-;'

between the cenSuS periods 1951-1961 and 1961-74 from ~n average

of about 40,000 p••opl •• per year durIng the first period to about

200,000 people per yedr during the Ister period. Only one out of

every seven people in urban areas was a rural migrant il, 1961. By

1974 two out of ••very fiv,; urban dw••llers were rural migrants,

The following table shows the "h"r •• of migrants in the popul"liDn

Df the three major citie".



Tabl •• 2.5 MIGRANTS TO MAJOR CITIES: 1961-74
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2.2. URBAN GROWTHPROJECTIONS, 1980-EOOO

Diff ••r ••nt authoriti ••s hav •• proj ••<:t••d urban growth of Banglad ••sh

with different a~~umption~ as r ••vealed in the following table.
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The tabl"! indi<: ••te~ that the u,-ban population of B"ngl"d"!h~ mal'

re ••ch Itlt million in the ye ••r 2000, whi"h i"5 almo"t 3.5 tim.,,, of

p,e~ent urban population.



M,dor cities of B~nglodesh would experience more severe

popul~tion growth ~s reve~led in the following toble.

TabIe 2.7 : POPULAT1ONPROJECTIONFORMAJORCITIES: 1980-2000.

II98~

1
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I
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1~"u••1 '"'""II F'f~ld,ho"IR,I. of G'''I"1 i.illino,)

,.;
39,01

;.;

,,
~I~I __'_"~__"_O_

¥.~ul", I ~,l I
, I II~!l urb," pop.I.I,," 11.8('

Source: World B~nk (1981), p. 13.

2.3.ECONOMIC CONDITION OF THE COUNTRY

Banglodesh is one of the least developed Lountrie" of th", ",arId

,
and th", per c~pito income of the pop~l~tion is one of the

($ 120.00 per copita) in the world.

lowE'S t

Til I 1988-89 th", ~gricultur~1 sector pl",y",d the m~jor ("at less

than "7 p",rcentl role in the "'ectoral contribution In GOP. Ih"

contributlon of industry to the GDP is Ie"'''' than 10 pe,-cent. The

following table shows the contribution of different

the GDPof Bangladesh.

•



T"ble 2.8 , SECTORALCONTRI BUTI01'1 IN GDP (IN 198'+-85) PRICE
CRORESOF TAKA)

S.dor
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Sourc: ••: Planning Commission, quoted in S"ng1"d ••sh

Ar"thon"itik J"rip 1988/89 (1989), p.17.

Figures in p"renthesis indic:"t ••s perc: ••"t"g" distribution.

in the

i

world. ,The following t"ble "ho •.•" the comp"rison of pe,- c3pit ••

inc:om•• of B3ngl"desh with th"t Llf other c:ount,-ies.



Tabl •• 2.9 PER CAPITA GNP OF SOME COUNTRIES.
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The economic we~kne5s of the count~y is ;ndic~ted by the negative

g~owth

t~ble:

in pe~ capita income ~s is evident from the following

T~ble 2.10 : GOP & GROWTH IN PERCAPITA INCOME (AT 1984-85 PRICE)-----------------------------------------------------------------
O••scr'ption 1984-85 1985-86 1986-87 1987-88------------------------------------------------------------ --_._-
GOP in crore TK 38536 40110 41597 4252<1---------------------------------------------------------- ---- -
Popul~tion
(in lakhJ

992.0 1017.0 1041.0 1066.0

-------------------------------------------------------------------
Percap ita income
(Tk )

3885 3944 3996 398'1

-------------------------------------------------------------------
G~owth rat"
in Gopn-;)

2.2

-------------------------------------------------------------------
Percapita growth
of GDP in percentage

L5

-------------------------------------------------------------------
Source, B.B.S. quoted in 8anglad ••",hArthonaitik J ••rip

11989).
1988/89

External as"istanc:e played the role of "Prince of W",ie,,"in

annual development programme, the level of which went up to ""

high a" 94 percent of the tot"l 31,nu",1

shown from the following table.

development budget

Table 2.11 : EXTERNAL ASSISTANCE AS PERCENTAGE OF ADP (1'<84-891
_._---.-------------------_._-------_.-------------_ ..----_._-----------------------_._--

51" of ADP
Ii" "off, of ]",1

",terMI ",isl",,,
iin nO''' of HI

Ed,,",1 ."i,t"",
,,~dA"P.

----------------------------.------------_._-----_.-.------------------------------------
,610.iI"-------_._--------_._.-------------------------_.---------------------_ .._.----------_ ..-
3311.81 1i2.81

----------------_.-_.-~-------------_._--------------------------------_._~--------------

---------------------------------_.-.---------------_._._-_._-_._ ..----------------------
~3)UI------------------_._._---_ ...----------------_._-----. __ .----------------------_._-------

91.17
-------_.-------------------_._-----------------------_._._--_.-.--------------_._---_._-

,
r

------- -_.-" ----- ------ ----- --_. ---_.-...------- ------ --------- ----- ------- ----- ------- .-
Source, Budget Summa~y Statements. (85-86, 86-87, 87 88,

89-80), Ministry of Finance,GOB.
* E"timated budget.

88 8':>.



2.4. INCOME GROUPS IN URBAN AREAS OF BANGLADESH.

The following table shows the distribut,on of household ineom",

groups in urban areas in Bangladesh. The medium low income group

with a monthly lneOme between Tk. 750-2499 comprises 58.63

percent of the total number of households.

Tab Ie 2. 12 : INCOME GROUPING 11'1URBAN AREAS IN 8ANGLADESH: J 981 82.
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I 1:111~1~~~::::_jj:11~:::::--::-::1~11:' 1:1j
---------- i---------------1- -~~~~: ::~-- - ----- -. ---: ~:~~~:--- - ----- - -----:: ~:~::- -- --- - -- -- - - - - - - ~~~~:- -- ----
~'~l"' i 12.66 I \GOO-,~q9 HI,.]] ,O'Jo.,) b .••

I i------_.-----------------"----------.-.----------------------.-------------------
I __:~~:~:::~ ::::~:~_. :~:~::: - _.. ..__,.l\
I , '\O%-O~99 "1],"0 5H:.2~ c.,B

---------~-.!---------------1---------------------------_.---------------------.---.-------- .. -----------------
~.dl". h'jJh I 1.21 I ;0,),-791' 7'113.]' &4<'U"' 1.,7
.--.------.- ------_._--_._- ---------------------_ .._-.-.---- ---------------------_._-------_._-------- --- ----

;:;~;-------,-;~~~~~-------.1~~~;;~~;::;;---------.--:~~;1:;;--------------~;~;:;;-----------"--..;~~:~~-... -.-
Source: Banglad~~h Hou~ehold Expenditure Surv~y J983-84,

8.8.S .•(j988) p.57.

There i" wid~ ~pread poverty In urban area" ~p~ci~lly In m~jo,-

cities. Th•• following tabl ••••xpr••~~e~ the v~rious indicator" ot

urban poverty in major urba.n a.,-ea5.



Table 2.13 , DATA ON UR8AN POVERTY IH THE MAJOR MUNICIPALITIES.------------------------_ ...---------------_. __ ._-_.---------------_._--------_._.-------
M"ni"~'llIV
.------------------_._----------_._--.-----------------_._._._----_ ..--------------------
P."."I'~E of P'pu!<lioo living
In.q"l.' ,.W,."l,

13.50~

.._-------------_ .._._--------_. __ ._--------------_._----_._.,_.-.-----------_. __ ._------
P"'f'l'g' ,f P,p"l.\;," '"P", C,••~",ll'<

3,1

._..---------_ ..._----_ ...._-----------_._-----_ ...-------------------_ ..._-------_ ..._--
~;".g,~o"lhlyh,",e h,l~
i""•• in ~"" ",.ben
oo"'JOiti" 119i8!

31S

-_..---- ---_.- ---- -------- ----_. --- ----- ._-.-- ----- ----- --- _ ..--- ----_.- ------- ------ ---
~.d,," ron\ P",! in Ur""
roa' rO.I";\i,, "
--------_ .._---_._. __ ..--------------------------_._ ..----------------------_ .._--_ .._--.
Source, World 8ank (1981), p. 16.

2.5. DHAKA'S SHARE OF THE NATIONAL ECONOMY AND INVESTMENT.

The capi tal city of Dhaka enjoy" th•• major "hare of ""tio""J

economy and inve",tment a'" "xpr,,~~ed in the following table.

Tab I" 2. 14 , DHAKA' S SHARE OF NAT rONAL ECOI~OMY AND I NVESl MEI'II-------~~-------------------------------------------------------------
Criteria I Dhaka a5 per~"nt of

,,~tionaltotal,
I Pedod
I------------------------------------------~--------------------~------

Manufa~turing employment "7Y. 1976-77----------------------------------------------------------------------
Employment in jut" ~n~ T",tiles 75Y. 1976-77-----------------------------------------------------~-~--------------
Privnte industrinl investment 55Y. 1976-79~-------------------------------------------~-------------------------
Public sector investment 20Y. 1977-7"----------------------------------------------------------------------
Physical Planning an~ housing sector
allocation

S7\\ 1978-80

------------~---------------------------------------------------------
No. of Government Housing units as5igned
in SFYP

681, 19GO-85

--------------------------------~------------------~~-----------------
Source' World Bank (1981), p. 7.

2.6. MEANING OF HOUSING
A hou5e may be defined a$ the 5Melter for re",t. 5afety and

c:omfort, and for prote~tion again5t enemies and vagarie$ ot



climate. It include~ space for re~t, for ~leeping. cooking

onl y.

bathing.

strUl:ture

Eut "hou~ing" does not s,mply

It includes along with the

mean

physical

physical

struct"re

•• shelt"r its environs and the ~ervice~, facilities and

equipments needed for the physical and mental health and soc ia I

well-being of the famiiy and the individual. It al~o includes

residential environment and neighbourhood.

A proper re~idential environme.-.t plays a sig.-.ificant ,'ole in thO'

devO'lopment and well-being of a nation directly or indirectJy. In

direct role housing serves as the area where the individual

capable of experiencing community and privac">,: she J ter

and protection "'g",im.thostile physical force~ "Old distu,b"n"es.

In its indire<:t role housing serves as the are" where an "b'md.",t

supply social ,.."l"tionship "nd s"rvices such as places

social int",r"ction. recreation, sports, social welfare and he"l th

protecting services. shopping and t,-ansportation arEO accessible.

"Housing" has been defined in J961 by World health Organis"ti<'" ••,,:

"Resid"ntial environm"nt, neighbourhood, microdistrict

mankind uses forphysicai structur" that andshelter

includingof that stru<:tur"."nv irons

services. facilities, equ ipment devices needed

devised for the physical and m"ntai health and social

being of the family and the individual".

~Jell-

Indeed. the pr,mary obJective of housing is health ~nd th" hom"

,
o~ house ,s an instrument of health.
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•

A housing ~nvironm"nt shoulL! be an index of the soci.d h""lth.

happiness, social justice and dignity of the inhabitants.

2.7. URBAN HOUSING SITUATION IN BANGLADESH

Urban housing "ituation in Bangla.desh ""ver bEen

satisfactory. Squeezing the sociological scale of "housing"

dwelling units only, the follo",ing t"ble expresses the p,.-""",nt

extent and level of dwelling units 1n the country.

DWELLING UNITS BY TYPE (FIGURES IN LAKHl

1__ '_ ,"""", , i
, '~!1,.01~!

112'.('3 I BU! I
: 95.!4 ~

I i

liu"] m.ll
I
%.19 , Q.~~

I
U5

L'-I
('. 'ii!

I
I I I,," I I,

1"'.85 H)':'.O, I Ub <.81 ". o. ,,
! ' I II I

Tab!•• 2.15

iAr., iTot,] I 'Pu,,, \ i'8"1
LI_~~ I'"''~I,0.\2 _l"_"'_~"_"__ l:-,i '"

Source: Statistical Pocket Boo~ of Bangladesh
Bureau of Staticties, 1987, p. 167.

1986, S"ngladesh

* Puce a dWellIng r:on"i"t of r:emented roof "nd bril:"I,
masonry wail". Dwelling" with tiies/C.I sheet/wood as
roofing material. brick ma50nry w"lls "re "emi -o"cc,"
and ,,11 other types of dwellings are included in katcha
dwel1ing5 .

Out of
•

1~7.85 ~akh dwelling units of the country only 13.8J

perCE'nt ie. 20.42 lakh units are situated in urban area •• and 3.21

lakh units a.e pucca, which is only 2.17 pE"-cent of toted

dWE'lling units of the count.y.

'\:.id u,-banization and poor economy followed by inequit"bl ••

distribution of • .,sources h"ve created serious housing problems

such as high occupancy a•• shown in the following table.



Table 2.16, AVERAGE OCCUPANCY PER UNIT IN MAJOR CTTIES OF
BANGLADESH.

I~~~~-:-£~-;-~-~-,-"-,----.--- -'1~~.7~_~~:_~:~.~'~-;-;-'-:-~~-~-~==--~---~-J
[

i960 -I 1973 I
__ - .------- ---------..--------, - -------------1
Oh"k" 5.5 t 7.7 I________. ..... ~--------------1

l- Na_~~.~'_~~g~:2.~ L--__~.:,.~.. _.~.~ ~,__l
~_~,:.:.t 0'1 Cl_n"~ • .,.__L----:,.:.o---- __l..__ ~.:.':. ..__,i
I Khulna ! 5.5 J 6.7 iL_.._,. "_.__.___ ___.L ,,__.__ ---"...,---. - -'

5Clurce, WClrld Bank (1981), p. 31.

2.8. AFFORDABJLJTY OF SHELTER

1Clw. Only twenty percent Clf hClusehCllds in Dhaka City can offord

more than Tk. 17,500 "s initi ••1 investment for housing.

indic:"ted in the fClI!Cl""ing t"bIe.

Tab1.. 2.17 , AFFORDABILITY OF SHELTER BY URBAN HOUSE HOLD
1979/80-----------------------------------_.------------_ .._-------------_._---------------.----

---------------------------------------------_._--------------------------------------_.-

In •.,;,,, o"i.l< l~aLnlh ,"~""hlt',. fer 000,"1Afford"I. Inl\,,1
!I Illn lnco,.m)' I i, i",.,t ••"l.t 1]1

'v" i'D\'0;' 1~~""""I My""l ml

---- - - ---------- -- - ----, --- -- - ---- - - ---- - - --- - -1--- - - -- - --- ----- - -- --- - --
l~i I (lU I,

A?~",.~"",.
h.ld "'" ••
pe""tl"
I,ll "T~'"
or''';

6BO ,
--------_.------_._-_._----------------_.-----------_ ...---------------------------------

-----------_._-------_. __ ._-----------_._--_._--------- -_..---_.------------_._----.---

.---------_._----.--------------_.-------_._---_.------ ___________•• c. ._. _

---------_.----------_._----------------_ ..---------_.-_ ..-.-----------_.-------------_ ..

Source, OMAIUDP il9811. cited in World B••nk (1981). p. 32.



2.9. ESTIMATED DEMAND FOR NEW SHELTER, 1980-2000

Requirement for new 5helter in the period 1980-2000 had been

e5timated by Wor,ld B",nk mi55ion and publlsl,ed in the urban 5'Ktor

memorandum.

T",ble 2.18 : ESTIMATED NEW SHELTER REQUIREMENT IN MAJOR CITIES
I N BANGLADESH, 1980-2000

I-----------~::~ I.------.::~~---------.----I;:~;;2~~,~;:d;:~~~~~
If'~"I,lj'" I ~lhI'OO~\1~[,I,"I,\'''"!h.'hi'~("ll! -
I i.illiool I"lliooi I I

ttitl;"og

1,.91

D.70

1,17&

l"t,1 11.20 1 ,820 7.B)

Source, World Bank (1981), p. 32.

2.10. PUBLIC POLICIES AND STRATEGIES IN HOUSING DURING DIFFERENT
PLAN PERIODS_

Hnu5ing situatinn lnng been unsatisfactory. both

Qualitatively and quantitatively. After the separ ••tion of lndi '"

in 1947, urban housing 5ituation deteriorated m"i"ly due

migration of refugees from across the border and al"o by rur ••l tn

urban migration within the city.

After the emergenLe of sovereign Bangladesh 1971.

housing situation took a ,;;eriOU5 tur". The government tri",d to

face th •• problem through different policies and m••••5ur' ••' ;,.,

different pl",n periods, ThesE arE summarised below.



the First Fiv'" Y",ar Plan the government tried to formulate

long term programmes bas",d on rational analysis and study "
demand for housing and to off set th •• baLk log

government staff through short te'-m programme" such ••
construc:tion multi-storved apartm",nt" ,n
provls,on minimum ,n plann ••d ••nvi ronm",nt",

organ i '''''.t; on and financing co-operative housing soc; ••t i ••s,

framing adequate controlling and regulating measuces including

housing Lod", building bye-laws unplanned "nd

haphazard urb ••n deve Iopm••n t. Along •.•ith thi". m";nt,,in

decent urban ••nv;ronment i nf '-"" t ructur ••l urb ••n

f"r:ilities ••1"0 ",yen importance, IP1"rr,-,i,'g

Commissiorr,1973l.

pla", role of pl'y"ir:al Pl"nning in th •• r:ou"try .

.,sper:i ••lly urban ",,-.,a giv ••n mor., impcrt ••nc,," to

maint~jn ~pprcpri~te environment ~nd also to control pollution.

Provision of housing 'on government staff i",:ludi"g

inc:ome group ~t district he ••d qu",.ter level w"s ••150 sought. S"me

i!'., polic:y guid •• '"' forward ,n th •• P l;on b""k, .,,'ch ••
b",tter enforcement of ",,,istinl;l laws and formulation "f nec",,.,,.,acy

leg ••l prov,s,ons to c:ontrol haphaz ••rd urb~n growth, ••st ••bl,shmE'nt

a "National Hou"ing Authority" to

hou"inl;l for low i nc:Om~group", "ma.ll~r plot" to be offE'-ed by

"c ••rcity of land,
,
"'".

DIT, CDA, I<DA for serving a larg~r numb••r of

better co-ordination and r ••"tructur;"<l of



various agencies for harmoniou~ and efficient developm",nt i" the

urban a.ea p.omotion of public ",ainta;ni"g

decent hou •••ing envi.onment. (Planning Commi •••sion. 1978).

'" the Second Five Yea. Plan the government out-look towd.d •••

providing large scale housing for it ••• staff changed.

assessment of bei ng able to provide only 2-3 pe."cent of total

demand of government housing. The policy of providing large sc~le

housing for its staff limited providing howsi"g

selective ca"e" '" specific plac"" achieve va.jows ~oc;o

economic-pol ihcal causes. This w"" done establi"h bette.

equity and social justice among government staff. Polir.;es of

providing high cost multi-sto.ied howsing rev; e,~ed and

measures to minimiLe unit cost of hou"ing were taken. In~te"d of

thi", provi"ion of site and ""rvic"" and measu.es

hou"e rent and private "aving" of government staff in deveJoping

howsing was taken. For the over all growth of hou"i"g easy te~m

financing construction multi-storyed fl"ts tor hi re

was introduced. Physical

measur ••s wer"

environment b••ing of concer-'"
,

taken and fwnd wa" allocated

(Planning Commission, 1980).

In the Third Five Year Plan, the prescription for private sector

participation on a large sCdle was given on accute shortage of

public resource. Public investment was kept limited to

r••"'ettlement programme", core hou",ing programme", for relatively



disadvantaged groups provision extensio<1

infrastru~ture and service facilities only.

For the gro •.•th of housing stock at distri~t towns, st.-••\egy of

"S.,."d fund" •.•as taken.

the over all g.-o•.•th of housing stock fis~ ••l and financial

in~entives su~h as .",ailability of loans, spec:ial interest ,-",te,

exemption on inc:ome, •.•ere given. Legislative

control housing coo-operatives restric:ting

f",miIy from having more than one plot of specified size through

sour~e

con"truction.

within ~ity limits 'oc house

Unplanned haphazard urba., growth remained a" a

endeavour to ~h"Ck it, preparation of master

",reas and greater ~o-ordination among variou"

str ••ngthening 0' thE] r regulatory fun~tion" WErE

importanC:E (Planning Commission. 1985).

The ~ountry ha.s launched its Fourth Five Yea,- Plan. preliminary

thoughts about the Fourth Fi"E Year Plan, •.•hich is a pa,-t of a 20

year perspective plan, been pub 1i shed Ban']lad""h ilid

89-90, indicatingMemorandum

self relian~", c:r.,ation

poverty alleviation,

of employment through rural

p,omotion of

d.,,,e]opment

and linking agric:ul tural and industrial

2'

development s,



of socialexpense

admini "t rat ion

overhead costs,

for th" b"tt"rm"nt of p"opl"

decentralization of

in mind, (FJ"nning

Commi55i"n and Ext"rna! Resource Diyi"ion, 1989),

'" this back ground the government to pursue the

guiding and regulatory role ir, the housing s"ctor, "spec;allv fo,'

restructuring

s"c tor hous i ngurban a,ea,

institution

Corporation.

by creating a new pr i vat"

House Building

finance

~i nancE'

possible fo'-

Implementation

i nfrastructur"

large scal", salvO'ition schem",s

not be

'oc urban

,,,,,,ourc,, constraints- in the aim of equitable dist.-ibutio" of

rE'sourC", growth between 1iqh t

d,,,:,,,ntral i"ation of administration. H"nc" formation

enforc",ment of law and bye-Jaws are the only tools In the h"nd"

of the government to maintain liv"ble housing environment in the

country. and in urban areas in particular.



CHAPTER 3

HIGH-RISE BUILDINGS IN DIFFERENT
PARTS OF THE WORLD_

Living in high-rise apartments IS not new in the developed and

developing countries. Different countries have

••~periences in high-rise living. In this chapter we would discuss

Some of the experiences wIth regard to the growth and development

of high-rise residential buildings in different parts of the

world.

3. I. EXPERIENCES IN HIGH-RISE BUILDINGS IN U.S.A.

In the end of the 19th century and at the begining of the 20th

century high-rise building b"gan to sP"iT'g up at diffe,-"nt

place>s ,;;pecial1y in N"w York and Chicago without cons,de"ing the

existing infrastructural facilities such as transportation

syste>m, w,der, gas and elE'ctric "ypply, te-l"phone network,

all of thosE' facilitl"s had to b" improved substaT,tially at a

v"ry hug" investment. America. the we-althie>st part of the worlo

managed to afford that; The ge>ne>raJ publiC along ••ith the own"r"

of the high-rise building, had to bear th" cost of tho,,"

red"velopments added to that was the cost of degraded physical

environment. As a result, regulation,;; limiting the building hight

were introduce>d in the different cities of U.S.A.

, "Ne>w York city and Washington. D. c. are f",mi]iar

exampl",s of re-gulations limiting building height. but

in differnt ways. In ~le"JYork the approach h~~ bee" to



limit the total volume of thE' buildll1g .-elative to the

sit,;, , light

street, Earlier zoning ••mphasized bulJding

",etbacks, whereas more recent thll1klng'" TaVQ\Hed

ground level open space. 8Qth rules limit congE'stion,

many observE'rs beli,;,ve that doe",

suffic:lently. N ••." York represents thE' e~treme e~ample

0' cQngE'stion induced by tall bUlldings, but there

clear indicatlon that it WQuld be more prosperQus

" absolutE' limitatiQn were u",ed '0 tQrc""

horizontal di"'persion. One admittedly subjective "lew

is that New York demonst.-ates the pr",sent super iQ,-itv

of vertical transport fOl- relatively

continued con"trU/::tion tall

sho,-t tr ips,

buildings

area seems to be evident that there aremidtown

pQsitive returns to t"ll buildlngS".

p.318),

ICTS,

sti 11

198,1 ,

"lndeed,for poo.- families that have mig.-ated f,"om rural

areas, iife in " high-rIse elevator building c"n

to be a di""ster. EpitQmizing this was the p.-uitt-lgoe

hQusing project in St. Louis. By the 20th

of its openlng (in 197~), the United States gove,'nm ••nt

saw no other alt ••rnative but to compl ••tely raze all 30

Il-stQry structures. Consequently, pub! ic hous; "g

"gene ies '" been reconsIdEr i ng

their policies IOn high-rise hQusing. 51mil"rly.

British government will no lQnger support



public housing A n~w zoning am~ndm~nt

3.1.1.

p••"""d in N"""York city would s"rv~ to discour ••g•• high

ris •• apartm~nt buildings", (CTS, 1981, pp.257-258!.

AMERICAN CRITICISMS IN ECONOMIC VIEW POINT:

From th~ ~conomic point of vi~w th~ t ••11 buildings Am••ric: ••n

c:iti~s h••v •• r~sulted the following ,,~p••ri ••nces city

authorities,

munic:ip ••l"(I ) !nst ••••d

c:l••imed

"subsidi~1ng"

by real e"t"te intere"ts, downtown

budget,

districts usually ,..eturn f""""r dollars than they

in supporting s ••rvic: ••s.

'" !,.,,,tead of providing r ••lief for hom,,-owner s th,-ough

••ss"ssment" on n"w high-ris" bUildings, t a"
paym••,.,ts whic:h aC:C:ru"ac:tually d••cline as ••

of the c:ity total.

proportion

'" Rapid growth in downtown high-rise land values t..nds

to "rippl •• out" to surrounding n••ighborhoods. caus] ng

ass"ssm"nt inc:r-••a"es and l ••ading, in many i"«tan.:e,,,

d••terioration of n••ighborhood's original

'"
charac:t ••r.

Changing patterns of land u,," which "'''''LJit from high-

ris" d••v••lopm"nt t ••nd to dr-iv•• middle in.:ome r-••"id"nts

to th" "uburbs and up s ••t th" d"mographic

citi"".

balan.:""

•



'0>

'"

Transportation fa<:iiitie5 to "e,vice "kyse,.-ap"'""

taxpayers staggering sums of money.

Law "nforcement for protecting the> downtown high-

district costs <:onsiderably more per capita than

is requ;r"d for prot ••c:ting the rest of the city.

cost

,"i 5"

wh"t

," High-rise buildings !:ause substantial amount

and water pollution which cost the cities large SumS of

money to clean UP. "(eTS, 1981, p. 264-265).

Howev",.., the proponents of the high-rise buildings "aunt", ,"uc:h

<:ritic:i5rn by c:laiming that:

"(I ) High-rh,,, buildings are ne<:essary for new !--indo;; 0'
offic" employm••nt in finance, information

and servi!:e trades.

P'-OCe'S"; "9,

'" L'mit,ng the height of tall buildings would

business to mOre Longeni"] sites out side the cit y.

'" High-rise revenUeS eXLeed the Losts of servi~ing them,

density made possible

automobiles•
'"

buildings

thereby

downtown

encourages greater use of

der:reasing

publ ic

high -rise

t,-ansit,

~nd

diminishing traffir: ~ongestion and air pollution.

,0> High-ris@ ,,110,", mOre open beth

within and prOXlm"te to the ~ity whi~h ~"n be

~itizens (San FranS1S~0 Pl"nning "nd U,-b~n

Renewal Asso~i"tion, 1975), (eTB, 1981. p. 265)

28



3.;:: . EXPERIENCE IN HIGH-RISE 8UILDINGS IN EUROPE

Europian e~perienc:e with tooll buildings diff ••r" from the Americ:~"

the e~tent that the public: sec:tor played

greater role through planning.

control through variDu" pl",nn,ng measures,develDpm ••nt

Public: "ec:tDr contra I in EurDpian cities had be••n

"ueh

,"
.,

limiting city s,ze for certain period, restric:ting construction

0' hIgh-rise buildings in c:ertain areas, allowing few high ,-'S"

buildings then ••.g ••.in impo"ing re••tric:tion •• high

development s, and ••ven limiting ma~imum height of bu,ldings.

Fr ••.nc ••, for example, during the presidency of Pre"ident '/alef.y

Giscard d'E"taing legislative mea"ure" were t••.ken curtailing the

would not have any right, just th•• owner of land does

ownership

owner

right up to a ma~imu", height, above whic:h tl,e

h••.ve any right on the subsoil.

c:onte~t of high-ri"e construction, Great ••r'"
CounC:ll proposed th••.t urban land be classified i "

London

th,.ee

categories as follows.

"q) Area" in whic:h high buildings ar", appropriate-

• without a visual rel ••.tion"hip to famous

character;spec i••.l

relationship other

within

area"

0'

0'
wi th

high environment~J

quality or unified de"ign situations in ",Mieh high

buildings would spoil t,.-~dition••.J fClmou" "",e'",,;

mCljor high pOlnts Clnd ridges.



(2 ) which ar~ particularly ~~n~itive to the impa<:t

high bui.1ding~--.,rea~ of vi~u.,l signlfic:ance'

as other high points ar ••a~ of rural c:haract.,,-;

Th",mes-~id., ar""'s; "r.,,,s of arc:hitectural 0'-

certain

historic

interest; oth~r ar~as of m••tropolit.tn importalll:~.

(3) Are"'~ in which '" mOr~ fle'xible Or positiv" "pproa<:h 's

posSible-this partains to "r~a~ not cov••r ••d

"th ••,- c••t ••gori ••s", (CTB, 1981, P .269)

addition to the "fore'ment,oned ~sth ••ti<: ~ff~cts func:t'o"a.l

al~o given due impo,-tan<:~ by Gr~ate,' London

Con<:il. by restricting high~ris •• building at 10c"tion'5 '5uch ",.

" ( 1 ) In the vic:inity of aerodromes of all type's.

(2) Within telecommunic:ations b••••m c:hannels.

(3) In the vic:inty of high c:himneys.

'"' On promotories on the' 10"'''''' Thames wher~ they mav

n••vig ••tional haza'-ds.

'" Where deep foundations might aff",c:t exi,.ting

underground (subway) tunnels and proPDsed rDut~s

3.2.1.

new lines". (CTB, 1981, p.26'1).

PRACTICAL EXAMPLE (U.K.)

In th~ 60s -- the' v••ar~ of optimi~m "nd <:onfid ••nL:'" il> futu'-e of

U. K. a 'new town' Killingworth N~wC"stl •• w ••s d••v •• j pp~d

amidst ambitions and ~xp••ctations.

'0



At Killingworth a ~luster of 27 multistory residential buildings

ranging betwe~n 6 to 10 storeys to accomodate 71,000 p",ople we,-e

constructed. But it had to be demolished mainly because of 50cio-

economlc also function ••l problem"

arising out of basi~ design problems (Kellett, 1987).

3.3. EXPERIENCE IN HIGH~RISE BUILDINGS IN THE DEVELOPING NATIONS

High-,..ise

dev"loping

development is relatively a new phenomenon

nations of the wo,..ld.B••l••nced high-rise

among

reSPOnS1Ve to societal needs ,..equi,..eseffective planning. which

in gene"'al, inadequate ,n developing ~ount,..ies bee "USe

organizational administrative reasons; as a ,..esult high

r'se buildings--

integrated

where they are being constructed, ar" not

th" total urb,,,,cont"xt containing existing

wei]

poor

infrastru~tural and inadequate service facilities. In

Hong Kong which are economically much more solvent

Sing ••po.-e
,,,

not have any scope for horizontal expansion, and whe,'e alr.-,ostall

the territory is publi~ly owned and hence physic"'] planning

could be very effectively excercised. high-rise bui Idings

developed extensively. Key aspects

in the developing nations a,..e

of tall building developmenl

•• ( 1 ) High-rise development has not kept pace with the needs

housing cOmmerce generated

",
urbaniaztion and ri",ing land values.

Th" disordered nature of urban planning and

in"dequate supporting services ""igni1ic,;nt

constraints on high-rise ~onstru~tion.



'" ""mpared "ector,

the public "'''Ltor for

provision Of urban development and pa,ticul~rly l",ge

scale hou5ing. The private sector generally leeks both

development comparablerole

resou,,:;"" and

in high-rise

the- n••c:essa.-y imo",ntives to

"",d Eu..-"pean citi ••"", (eTS, 1981, p.272),

3.4. HIGH-RISE BUILDINGS IN CALCUTTA
Calcutta- One of the most populous citie", not only ,n Asia. but

also in th •• world, with a population growth rat •• of lE'55 than 3

percent annuall y (Rosser, 1990) phy"!,, ••.l

hori.ontal growth and the urban J and to fre ••

ec:onomy "nd sp.,,,ul••tive fon:••,,; "lr""dy experi.,nc:ed

buildings

throughout

im:luding

the city, as de<:lared by th •• world fam'lU5 ,,'-c:hite>ct

Charles Correa, is not sui tabl" for construction of ••nv

high-rise building bec"us" of soil condition, sc"rC:ity of pot ••bl ••

..,at"r ",nd high int"nsity ",f la"d

m"g"zin" of W"st a"nga1, lndia; Vol. 9. 30th Nov. J989, p. 1)3).

sam•• issue the mag••;:i,," also 0'
p""'pl •• of v••r.ou" prof",ssions "nd

••r<:hit",<:t ••, 0' Cal<:utta Corporation. ••'"-c I, ief

engineer, public: works department, writer. hi ••to,-i"n and ••1,;"

hOu5e wife. Thei ,- vi",",s ,-egarding high-,-i5"

summ"ri zed belo'"'.



SHUEIMAL GHOSE-ARCHITECT,

It is oossibl •• to c:onstruct multi-stori ••d building" i" C"Ic:utt"

from "oi] c:ondition and ••arth qu"k ••point of vi"w,

wa"t••dispos"l and "ttlrm drainag" "yst••m hav•• to b••imDcD" ••d.

D.C. PAUL- ARCHITECT,

Not only in Calc:utta, but high-rise bui ldlngs should not be

c:on"tructed any wh••re in the world. H'gh-rise buildings rr••at••

and physic:al growth, personality build

up of c:hildren and creates a f••••ling of c:onfin••ment le"d ing even

c:ommitting "uic:ide. Hori~ontal expansion wi th ,-apid

tran"portation system along with development of urb"n fa,.,l,t1",,,

may r••place growth of high rise buildings. If money IS '-'0

problem, buildings as high a" one hundred "tor ••ys or one h"nd,-ed

"nd fiftv storevs COIn b••built, but

th"t high-rise buildings "re c:"g"s.

PORITOSH SEN- ARTIST:

it has to be h.pt in mind

Provision of adequ"te children's play "rea, fr••sh ••ir. p••.-I:ing

faLility, and Lontro I non,e pollution mu"t preclude

c:onstruLtion of high-rise buildings.

KOMAL BOSE- MAYOR OF CALCUTTA,

Unplanned development of high-rise building" c:reat••s in fact

"lums. Infrastruc:tural faciliti"s shoul,j

c:onsid"r••d b••for'" c:on"truc:tinghlgh ris,,-buildi"g". HE [JersonaJl,..



bel ieve5 that for re5idential PUrP05eS buildings should "ot be

mnre than 6 Or 8 storeys high c",dfor offi<:epurpose they "houj,1

not be mOre than 10 Or 12 $toreys high.

RABIN DUTTA- EX-CHIEF ENGINEER, P.W.D(INDIA)

High-,-ise buildings ",o"c:e"trates peClp!"S in a small plac:" and

hen",eadequate urba" fa",illties and amenities su<:h as water

supply, drai"age infrastru.::ture5like roads. telephone and sun

"hi"e ha.s to be ensured be-fore construction of high '-'5'0'

buildings.

NISHITH RANJAN ROY- HISTORIAN,

High r1se buildings destroy the hist"rical ch"r"Lt"r of the ",iIy.

NIR~IAL MUKHERJEE - MEMBER. MAYOR-m-COUNCIUCALCUTTA):

High ris'O'buildings should not be constru<:ted here ann thS'rS'

without proper planning. infr••structuraj and service facilities

have to be considered also.

MAYA RAI~I GANGULEE - HOUSE WIFE,

Residenti ••l apartment ,"

Resident5 of a mohalla

a high rlSe building

experiences fir5t what

,S a

a high

he I I .

, is"

building is and with what they hav" to liv" with. Competitive

attitude (in the finan.::iaisense) among the neighbours is created

in a high-rise building.



3.5. HIGH-RISE RESIDENTIAL BUILDINGS IN DHAKA CITY.
1'ThOU9h high-rise (six storied or higher) constructions are recent

.addition 1n Dh.ak.aCity yet "very recent phenom"n"'" 15 I;he

devel"pment "f high-ris" r ••sidenti ••l building •• in and ••r,,"n,-1 it.

Ac:c:••ptibility "f the •••• buildings ,,5 dwelling units ",,5 much le ••s

t ••n y••••.rs back than tod"y. Entr ••pr ••n••urship of th •• developers

along with difficulty of Lonstn.Jct~ng dw••lling On a pU'.L~,as••d

land du.. to high land p,ice ••nd high cost of con~t,uctjDn ~; ••

ma1nly ,-,.~pDnsible fo, that.

'" the public sector the const,uction "of high-ris •• re~ldenr.ial

buildings are very few. In early eighties th •• Public l~o,-H"

Dep"rtment f, ••med a sch ••m•• fo, cDn~tructing multi-sto •..ied ho"sing

for- the gov•••..nm••nt se,"vants. Thi" pr-oj ••<:t includ ••d L"n~t-r-uctiD"

"f 15- storied buildlngs with lifts at Dhaka and Chittago\;g. B"t

duO' to resource constr ••int ••"d in con~ide,- ••tion of dis ••dv••"tages

of high-ris" housing the 15- ••toried buildings at Dh~ka ••nd

Chittagong were not t ••ken up. ln the public sec to, on•• 11-

~toried block has b••••n constructed in~ide the N••v••l Headqu","te,.s

••t Banani to accommodate the I~aval The 6- "to,.i ••d

gazetted officers hostel with lift~ at Mymensingh rood '" now

being us ••d as family apartmE'nts (Alam, 1986).

In Dhak" City ther •••• re high demand for re~id",nti.al "ccommodation

in CE'rt••in ••'-E'as having good accO'ssibility "nd p'-o~imitv to

centr ••l area~ or other activity ",-e ••s 0, h••ving gDod ~oci~l

E'nvironment. EnCDUr••ged bv thi~ t,- ••"d

developer~ in Dh"k.. City ••re m~king inv",,,tment j" hi'Jh -ri"e



res,dential buiiding;;. As a ,-,;,sultDhaka City witnessed 5p,'i"gi,'g

up of high-rise residential bUlldings in high demand areas from

late eighties and the trend still ~ontinues (Choudhury, 1991 I,

Private developers or Real estate companies buy plots of

potential locations, constru~t apartments or buildings with lower

floors for commercial purpos"s (offi~", ",tc.) and upp",- flOlors fOl"

r"sidential apartments and than sell the whOlle to buyers. It is

dev'"lop"r" /r-ea1

quite obvious

maximization

that

i" the

like all

prime

other

objective

private enterpri"e"

af the"e

prafit

e"tate companies, whatever colour they u"e to hide thi" reality.

pre"ent there are about 40 Devel"pers!real e"t",te comoanie"

doing bu"iness in Dhaka City. A few companie" are engaged in

other cities Olf Bangladesh. The number of housing units

supplied by them i"cluding those under ~Olnstruction is about 5000

(Ser"'j, 1989). The price of each flat, no matt",r how sm",ll it is,

,s affordable only by the very affluent class of the so~ietv.~

Locatian af apartment

3.1-3.2.

praject" in Dhaka Ci ty are shown in Fig.

High-rise residential buildings are being intrDduced

in the ba~kgrDund

land in Dhaka City.

of high land pri~e and scarcity

in the city

pf buildable

The activities sDme of leading dev"IDpers!,-eal est",te

c"mpanies are described below.



a) PROPERTY DEVELOPERS:

of th" most prominent developers of th" city ha" al.-eadv

compl"ted "ix housing projects and with "Ieven on going pro.lec:ts

hand, th" total dw"lling units (fl ••ts) including tho"" under

construc:tion supp 1ied them more than 300. They

<:ompleted two high-rise re"id"nti ••1 apartment" (P,"oper-ty Enela"e,

stori"d) ••t S••ngla Motor ar ••••. But th"y not ••ny

int"r"sted high-rise constr'uction

of price of fla.t due to co"t" involved in

installation of lifts, st ••nd by g""e,-ato,-s etc. rE'nderi"9

pe.- flat out of affo.-dability of gene.-al flat buyers.

The firm is awa.-" of various envi.-o"mental. amenltv and

cultur ••l .-equirements i"cluding adequate children's play "'-"",

parking facllity, community activity: tri"s to provide as much of

possible under RAJUK'S rul"s r"gulation5 ~nd

practical contition ••, but fac"s acut" shortage of potablE'

suppli"d by WASA.Conc"rn"d about th" admixhlre of high a"" ]0",

rise buildings withi" the city it b••lieves that the,-e ShLlUld havE'

be••n weI I def i "ed

infrast,-u<:tural and "e.-vice facilities, "limination Llf ambigui C>,

f.-om RAJUK'S ,-ul"" and r ••gul ••tion" and introdwctlLln Llf " "i,"pler

sy"tem in approving building plans accLlrding to RAJUV.'5 ,'ulE's ••nd

.-"gul"tions.

•



firm would participate '"

•

housing , 'ndE'r

government supervision, building specification and Lonstruetion

code if wi llingness of appropriate ,"uthor-it,,,,, is " •.•",u,"ec1 tD the

firm. They also feel need national building

Lovering construction spe<:ification, safety reguJ,,,tlcms inc:l"dil1g

fi re fight ing, env; ronmentai and am••nJ ty .-equ 1rements fn,. pi ann ••d

housing environm"nt and would welcome establishment of hnus; ng

finance corporation and restructuring of house building

corporation, low interest rate on loans for house ceons j- r ue t j LJ'"'.

It feels that tagging of house rent Or some P'""- t of

SE'rvice holders in urban ••.-••,," in housing construc:tion woo,ln be "

mi 1'" stone in solving housing problem ,n the c:ount,.y in g",n",,"al

and big urban area~ in particula~"

b) EASTERN HOUSING LTD,
This is a •.•••11 nrganis ••d, fina"c:ial1v most soiv,,"nt, "p ••,-atio,-,ally

firm e~tabl ished in 196". It has

projects including nn going and completed one~. ~Iumber of flats

in the housing complexe~ is about 1500. Hou5ing projects incl',de

both high-rise and low-rise buildings. Responding tr> the

locates high-rise

ci ty.

in the hear t of

-----------------------------------------------------------
Personal intervie •• with C"l. (,-td). M"htabuddln
director, Property developer, and Mr. F.R. Khan
Mustafizur Rahman of the same firm Dn 15/3/90.

m"n,,'J i ng
""d 11,-.



f;rm is awar~ of and sDc:iD-c:'_'lt~',-~

dwellers a"d tries to provid" a" mLlc:h

a" pass; b Ie und"r ~~isting rule" and regulations of RAJUI< and

pr""ti"al financi"l limitation". concerned with

admi~ture of hIgh and low rl"e buildings ,n Dhaka cit" ",nd feels

the "ecessity for appropriate phy"lc"'l planning measures in

form of zonlng and provision ",dequate infr""tructural and

servic:e fa"ilities for pla"ned development of the "ity. c:,eating

" dec:ent housing ~nvIronment ~nd efflc:l~nt integration OT high

e"pec:iaily ,e"identi"l

"y"tem.

buildingsrise building",

Non••" i "t"nc e ., national building c:odes

th •• "ity

cov~)' j nq

en"ironm~nt ••l "ocio-c:ulturai ""peets, safe tv

Inc:luding fire fighting reqUIrements con"t, "etion

sp~ciflcatlon, i" "Iso feit by the firm.

Apprehend i ng inadequacy of potabl~ water "upplied by ~JASA. the

firm eKplores the level 0' "uppli ••d water site b~fore

starting the projects and arranges ad~quate water s"pply.

reqUIred, in c:al1"boration with WASA.The sewer fac:,l,ty is d~"lt

with "imilarly. The firm does not fa"e p,oblem in RAJUi<.

Regarding suggestions towards t,ousing poJ I"" hOLlSing

developm~nt, persanal interview of the Chairman of the fi,-,"

2ahu'-Lll Islam in the Daily Ittefaque on August 27th 198'" may ".
recalled. he welcomed government decision of
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CHAPTER ~

REVIEW OF
HIGH-RISE

VARIOUS ASPECTS
BUILDINGS.

OF

Befor'" introdur:ing high-ris", buildings in an e~isting u,-b"", ",-e••,

with infrastrur:tures and serviLe facilities already laid various

"spe<:ts of high-rise buildings have to be r:onsidered for bette.-

these in the e~isting urba.n syst_em. '"
c:hapter various a"pect" of high-rl"e buildings ••re ,-eview",d.

4.1. HIGH-RISE BUILDINGS AND URBAN LAND USE.

High-rise buildings ar'" Introduc",d 1n an urba.n area '0 bril,g
•

••bout con<:entra t i on people or activity to "node"

"gro ••th ceontre" when such a r:onc:eontration is required_ it is ~lso

u5ed ••hen ac:c:umul••tion of people I" not p05"ible horl20ntal

expansion due to phy"ic:al r:onst.-ai"ts.

In theo fir"t c:ase adequa.te open spaLe has to b", provided to

loss of private out door spa.c:e. To eonsure ade<:lua<::y

off-

public spac:eos around high-rise buildings. the latter has

introduced as •• part of r:omprehensive plan, as has be"n don"

Madrid. Rome. Manhattan, Singapol-e and Hong Kong.

Physic,,1 con"tra.ints to hori2ont"l e~panslon IS <:ause

introducing high-rise building" In those Lltles. Changed Ii fe-

style of lesser out door spa<:e to great ••r indoor amen; tIe" j s Ihe

result verti<:a] e~pansion. Strong economi<: condition. 0'
cours"" favour ••d th •• trad ••-off.
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on th •• proximity and a"c",s ••ibility from th", important l",nd USE'0'-

the c",ntr ••l busin",s" ••rea.

Once th", demand for additional sP"'L'" is met by allowing high-cise

building" grow, land pri"", of th", "djac.mt

which In turn n"'L••••••it"t"'s high-ris", buildings (Contini. 1</73.

P",ll"grini, 1974, quoted i" CTB. 1981, p. 251.

so<:ieties th ••t view l ••nd as a m••rketable <:ommodity

<expected g•..nwth 0' ~oning pr ••ctices,

poli<:ies. lo<:••tion timing of publi<: investment

infr ••structure- ••II contribute to establish the m••rket v••lue of ••

particular parcel of land. Conversely. ,n societies th ••t

land •• 50 •• <:ommunity ••sset, to be util,~ed with •..eason '0'
highest commOngnod, theoriti<:ally there is no land v••lu"'.

Priv"te urban l ••nd spe<:ul ••tlon may m••ke governments equate tall

buildings with high density. In this <:onn",ction it is stat",d.

"In some dev ••loping <:ountries. such ••5 lran. where ] ••n<1

m••y le ••d goverl1m••nts to c:"m:lude th"t onlv

individual '5t •..••ditionally

i nvestmC'nt,

spC'<:ualtlon

been

pressures 0' priv ••t •• urban

s ••fest

land

t ••ll bui Idings wi 1 1 price land

r ••••son ••ble sum per inhabit ••nt. This c:nnclusinn is based

eoquating ta II buildings wi th density

(Khalili 1974, quoted eTB, 1981, p. 25).



spiralling t"ll buildings

driv •• away the low-in~ome groups and add to the slum ~ondition

they are facing. in this ~onnection it has b••••n stated.

'.Inother developing ~ountries su~h as lndi••.where the

urban poor are ••partic:ular dlffic:ult pnlblem,

tall bui lding'"

development are feared be~ause th••y ~ould make it

impossibl •• for the low Inc:ome groups to find land for

th ••1r housing. Th is will ac:ute

c:ondltions already prevailing in the citi",,,,.'.(13okh"l,

1975, quot ••d in CTB, 1981. p. 25).

Without long t••rm str"t"gic plans for a c:ity. s~attared growth of

high-rise buildings c:aus" increased municipal ,"
providing increased d••mand for various utility services.

~.3. HIGH-RISE BUILDINGS AND SOCIa-CULTURAL FACTORS.

Loc:"l culture has to be considered when introduc ing high -rls",

buildings; Imit"t,on tall bui lding construc:tion ,"
western developed countries may c:reate serious consequence.

view has been stated as,

Same

today is sometimes crlticized
"Thi s

building

Cross cul tural imitation

••
hlgh-ri ••"

replal:l'''g

•'style.'with "fasion" (Cowan, 1974). Mor ••

adoption imitation

tall building by sam••Third World and

industrializing countri ••s ,. matt ••r

ne", Iv

ser i Ou"



c"nc:ern. It C~n be interpreted ~s the superimpositiO'n

of a nDn-applicable form Dn a culture and an economy

which m~y hDpe thereby to' imitate the status (pcLlgr.e"s.

technO'1109 iEa I deve lopmen t, maderni ty) the t~11

building cultures thrDugh ~doption of the built symbal.

"(eTE, 1981, p. 6).

4.4. SYMBOLISM AND PRESTIGE
Symbolism and prestige had ~lw~ys been associated with high-rise

buildings and played a vital rele in the growth Df these

bui Idings. These buildings ~re the menifestation of pewer,

prosperity ~nd wealth. This has been expressed as,

buildings today bespeak oT

"Height

prestige; t~ll

traditionally symbolized power

technolegical

status.

progress as well ~s priviOte ecerlomic

SDme countries, projE'cting the image ef a ,-"oidlv

industri~lizing progrE'ssive n~tien, adopt the t"J}

building ~s "symbDl ef growth "nd madernitv, to' be

seen as such by bath their own citizens and thE'outside

"'Llrld,"(Khalili, 1974. quO'ted in eTB, 1981, p. 36'.

" I t is perhaps nO Colincidence that most legislati"e

buildings Dr seats of government h~ve a tall tDwer DC

deme which tendo;;to' cDnvey the sam •• impreo;;sion,"

1981, p. 36).



"Today, high-rise bui ldings

s"ph i 50 t i Lat i on,progres",

moderni sat i on. This is partiLulariy the Lase

and

bureaucrats

contributed and strengthened this image,

ooliticians,

also

]Ci'/4.

have

(L i m,

paper

theyurban .",lite,

businessm",n.

0'minds

qunted in CTB, ]9BI. p. 37).

4.5. HIGH-RISE BUILDINGS AND ENERGY CONSUMPTION.

High-ris" building5 con5ume mar", energy op"ration and

maintenance including creation of artificial internal "nvirnnment

than low-rise building". In thi5 regard it has been stated,

"So long as it was "connmica) in developed n"tions

t"e"t", ••rtifici"l internal envirnnm"nt ,,,ith

have tali buildings. Wh"n the oii for

ele",trical and me",han;""l aids, it wa" economi",al

heating "nd

cO
the

power for water pump", ",ooling. lighting, and vertical

transportation be",ame expensive, tall buildings

longer profitable those

structures whi",h can take advantag'" of light

reg"rd t" ta) 1 commercial

ventilation.

pron"unced with

These is"ues particul",-ly

structu,"es.

which are more likely to have large enclosed 'nt",-nal

spaces" , eT8, 1981, p. 44).



'+.6. HIGH-RISE BUILDINGS AND SAFETY. " -
Safety. e5pecially against fire and other accidents has to b"

given due importance in design, construction,

maintenance of high-rise buildings.

In connection to safety it has been stated,

"Local building codes mU5t be string"nt "nough to

demand construction that will forestall ",nd cont",i"

fir", one of the most tragic disast"rs to which t a J I

buildings are prone. Local fir,,-fighting equipment and

departments must be av",il",ble and competent to combat

any blazes, should they bCCUr. Improved fir" fighting

technblbgy become in<::r"",singly important", (eTE,

p. 47).

'+.7. HIGH-RISE BUILDINGS VS. VANDALISM.

1981.

Vandalism is more pronounc"d in high-ris" buildings. In this

regard this has been stat"d.

"High-ris" housing "stat"s "uffer dispopo,tionately

from v",m:lalism, usually caus"d by childr"n. Th" m",,;

f targets ar" public_or communal a'-"as 5uch a5 entrance

lobbies, elevators, stairways, landscaped "reas.

iights and windows", (eTB, 1981, p. 48).

4.8. SHARING PROBLEMS OF MULTIOWNERSHIP FLATS.

The,,, are sh"ring problem" of multiownership flats in legaJ.

"oei",l, economic:, design and social ",spec:ts. (Enam, 1"841.



4.9, INTERACTION BETWEEN HIGH-RISE BUILDING AND CLIMATE.

High-rise buildings "Canyon"

di ffusion

sidesbotheffe"t on

movementsai~

c~eate

whichst~eets:narrow

pollutants r",tard",d. Also, shadows "",,,ted them

detriment",l to

st",ted,

adja"ent buildings. In th;" ,"ega" d it h"s

"The "Canyon" "ffect of tall bui Idings 00 both sides

narrow streets can retard air movement and th" difrusion of

pollutant,,; juxtapositin" 0' buildings O'oupled with

prevailing winds and oth"T climatic factors can tr"nsiorm

onO'" qui"t lncalities into ar"as of

and th" shadows cast by the buildings O'an be

neighboring buildings and ope" <I,""as",

"Unf "r tuna t" 1y. the ple",,,ant pr""ide,1 ","""nd

t"ll "ity buildings are r"rely

shaded. Many city authorities a~e aware of thi" problem ;",,1

requ,re shadow """lys.s of buildings

areas. M"ny streets h"ve suffered ,n the

the exclu"io"

sunlight f~om streets oft",,,goes unnoticed until it 15 too

late to take "etion", (CTS, 1981. p.428)'

4.10. EFFECT OF HIGH-RISE BUILDINGS ON AIR TEMPERATURE

High-ri5e buildings have effects

street". It h"s b"en stated.

on illr temperature in the "lty-



)"t "f he"t energy ; ~ p"tenti"lly " ]"t "f p,,1 Juti"n.

Ever y use of energy transfer produ"es w"st",. fr"'quent IY

h",at, which when concentrated at tone lo"ation e:r",,,t,,,, a high

thermal stress in the oth",,-wise natural envirnnment.

It is "aid that the Wnrld T,-ade C",nte,- in New Yn,'I, ""e", ''''

much ele<:t,-iLitv as a ,-es,dential a,-ea fO\' 350.000, people.

All these ene'-gy espeL,alJy fo,- lighting and air"ondit;oning

d i ""harg ••d to th •• atmo"ph ••re "5 w""te, th,-nugh cooli"9

towe,-s, enh"ncing enviro01m••"tal pollutio".

By early "ft ••r01oon th •• mov••ment of warm air masseS ,,,[thin

city m",-ked heating effec:ts

buildings. Dwri"g thi" per;"d 1"",,,, p"int" in th" city still

have lower temperatures but tend

to b" warmer than th"se "t high ••l ••vation, prin"lp"dlv

bec:aus•• high el ••v"tion" tends

This ventilation effect wa" one of the major influence" of

wind velocity temperature through

eff ••ct w""

air

amplified by faLt that many of

rid" •••• in the "entral bus;n ••"" dist,ict ar"

to pedestrianencowr"ge a.

Lity's

downward

tall",st

flow of

building5, which

]"1,1101"," ,

(eTB, 1981, p. 437).



4.11. EFFECT ON HUMIDITY

Air disc;harged from air conditioning of high-ri"e building" h"v"

eff"ct on humidity levels in the su,roundings. In this connec;tion

it has been stated,

"Humidity levels are affected in a similar way. l,hile

oc;cupants of air-conditioned buildings enjoy c;ontrolled

humidity in the unr:omfortable summer month". ped ••str'i<Jns in

public 5pac,,5 5uff ••r i s

e"pelled by air c;onditionin9 "y"tems. City <J.uthor,ties c;ould

control these effer:ts c"reful sco.-utiny ot c i ,-

c:"nditioning plant si2e and location <of a" E"haust VEnts".

(eTB, 1981, p. 4391.

4.12. TRAFFIC HAZARDS DUE TO REFLECTION OF LIGHT FROM HIGH-RISE

BUILDINGS
Reflec;tion of "un light from gla2ed surfaCES of ~<igr,-,"ise

buildings m<JYcause traffic h"2a,"ds. It has been stated.

"A OlE"" and quite serious problem has evolved from lhe

combinat,on of tall b"ildings "Old traffic:. 1'0 overcome

traffic problems most large c:ities h",v•• built la'-ge ofter;

"lev<Jted, roadways. Unlike the norma! c<Jnyon like cil\'

roads, these multilane e"press,,"ays allo,," sUn ~enetration at

low elevations. ,ntrusion of low elevation sunl ight-

among tall buildings with highly r"flective f",c",d••s can

c:reate "evere tr",ffic hazards. Drivers can be temp",-a,-;ly b"

blinded by int"n"e reflected sunlight at 10,,"el"vatlon. Ihe

main problem oct::urs unfortunately in early morning "Old l"te



afterno""", and coinc:ides with the peak

lCTS. 1981, p.444).

4.13. TELEVISION INTERFERENCE FROM HIGH-RISE BUILDfNGS.

High-ris", building" have i nt",rferenc:'" ,n
communic:ation". In this conne"t'on it ha" be"n stat"d,

"Teievision bro"dcasting is "arri"d Llut in the VHF "noJ UIW

bands of ,th" "lectrolrt"gnetic' spectrum, which impli ••" that

reception quality dep"nd" upon the detection of a

"ight signal from the transmitter.

1 "'" of

The imposition of large object •• between the transmitt ••r and

receiver can produce a shadow of

r",,,••lving positiLln. The degr.... of shading 1" inrlic"te<l by

picture quality. Since shading weak"ns" the ,"igna1 at the

th •• signal

reduced level where nois" is evident "S'"0L~"

degrad i ng the picture quality. If the shadin,]

then the pi"ture quality may be "0 d••graded as to make

viewing unacc ••ptable", (Cohen, 1972. quoted in CTS, 1961, p.

459).

4.14. ENVIRONMENT AND POPULATION DENSITY.
For th •• well b••ing of man, through th •• nourishment of ment,,1 ••nd

,"pritual fac:ulties, a llvable environment is" must, ,.hich ln

turn 15 dep.",demt on th" availability of amenities an,1 ",-ban



services of a locality. The amen; ties and services are est;m~ted

and provid"d

11969) states,

on the basis of population and its density. ~e"bl"

" The first, long persu"d, is to t:Lintr"l d"n"itv on the

as"umption that human t:omfLirt and welfare in a ,-esid"nti ••]

••,-ea ar" ,n roughly iny"r"e proportion to the density Lif the

ar ••a; that, in term" of fr ••edom from no i "e, pr i ".";'f

••bsent:e of conge"tion on ,"oads and

good and high d"nsity is bed. There are two separate aspects

of this objective; freedom from cong"stiLin around the home

and freedom from t:ongestion within the home.

second objective to cont,-ol within n,e not v",,-y

close limits that p,-acticable, the to tell n•..•mber

people living within a giv"n area so that th •• proyisio" of

plac ••" of employment. "chools. "hops. open sp'lee", Etr:. may

b•• of apprLlpriate amount", ICTS, 1981, p. 1'+3).

A gross estimation of intensity of space utili2ation "nil

qu"lity of re"identia! environment may b•• m••d•• from tl, •• numb", of

house holds p"r acre and the aver"g" Si2 •• of hOUSEholdS.



CHAPTER5

EFFECTS OF
BUILDINGS

HIGH-RISE RESIDENTIAL
IN DHAKA CITV_

5.0. INTRODUCTION,

Th~ ~nvironm@nt of a ~ommunitv.

~xt@nt func t iona1 ~ff,r:ienc,~.

organi~ational/institutiona1 adequac:y of urb"n pl"nning and

development, servi~ •• ag"ncies, "nd ••bov~ ••11 the "w"r~ness of th ••

o@Opl ••.

In Dh"ka City urb"n ~••rvic:~s arE' provided by Dhak" Ci tv

Corporation (D.C.C.), AuthorHy (WASA).

Dir~ctorate of Publ,c: Health Engineering (DPHE). Dhaka Electric:

Supply, Transmission and Distribution Comp"ny.

Director ••te of Fire Service and Dhak" M~t,opolit ••n Polic:e. fr,e

'>nvi,onment w"s ••v'alu ••t"d both inside "nd outsid •• high, i""

building~ On differ ••nt locations (Fig. 5 • 1 )

storey h"ights (Fig. 5.2-5.11)

working in diffe, ••nt o,ganis"tion about th •••• ff ••cts of high-,"is"

r ••sid"nti,,] build.ngs in Dhaka City was discussed.

5.1. ENVIRONMENT - INSIDE AND OUTSIDE OF HIGfl-RISE FlESIDENTJAL

BUILDINGS.
Th•• to',m O'nvi,onmO'nt has be"n used frcom livabiiitv ooint cof "lew

'" a b,oader per sp ••c:t ive, covering physical envi,onment,

c:onsisting of sUn shin ••. v~nti]ation, wind, privacy, ",,-,,e(lity,

soc:io-psyc:holog.cal, and other a,;pec:ts.,



Problems in different aspects are taken to be the indicators of

prevailing environment 00' an arbitrary been

construc;t"d to measure the level and extent of the pl"oblems In

terms of Reduced Net Index Value (R~IIV) which in turn is Co,-

related with floor area ratio of the buildings under study.

Residents and neighbours of the high-rise buildings at Hatkhola

(Hotel Elysium), Pur ana Pal tan (Aziz Co-operative Housing), "nd

Sang1a f1oto," (Property Enclave) we•.•,. interviewed. Suildings a~e

Of 11, 9 and 8 storeys respectively (Fig. 5.1).

Table 5.1. Shows reduced Net index yalue of problems of selected

high-rise buildings in Dhaka. The table reve"l" th",t environment

as~ociated with Hotel Elysium is the worst among th,'"e

buildings "tudied, with ,..educed net index val"e of

Table 5.1 : REDUCEDNET INDEXVALUEOF PROBLEMSOF SELECTEDHIGH-
RISE BUILDINGS IN DHAKA.---------------------------------------------------------------

Problem ••
••elected to

Reduced Net Index value of problems

Hotel Elysium
at Hatkhul"

l'i 1)

Aziz Co-ope-
r"tive housing
at Purana
p ••ltan

(Y <:')

Propel. \ Y
Ene: I avE
at BangI i't

f1otor
!Y 3)--------------------------------------------------------

Neighbours 21.594 11.79 17.50
------ - - - ----------------- ---- ,.-------------- ---- ------
Residents 26.60 17.55 8.2'0
------- ---------------------_.- --------------- ---- --- ----- --
Tctal 48.19'0 29.3'0 25.7'0---------------------------------------------------------
SOL"e:e, F.ield Survey, 1989.



Table 5.2 , FLOOR AREA RATIO OF SELECTED HIGH-RISE EUILDH-IGS OF
DHAKA.----- - - - - ----- -------------- ------- -- - ------------ - - ----- -_., ----

Building Hotel Ely ••ium
at Hatkhul ••

(X 1)

A2I 2 Co-ope-
rative Hou5ing
••t Pur""a
P"lt"n

(X 2)

Prop.,rty
En"l ••" ••
••t 8"n']]"
11"t","
o 3)

----------------------------------------------------- . ----
Floor ••r ••••
r"tio (F.A.R)

6.41 4.94 5.42

---------------------------------------------------------------
S"urce, Fi ••ld Survey, 1989.

problems 48.19. N••xt i5 the envlro"ment a5socl ••ted with A2iz Co-

operative hou5ing ••t Pur~na Pal tan with net Index value 01

problems of 29.34. P,-operty ""Ll~ve has th", lowe,;t value (25.75).

indic"ting the be,;t p•..",vai ling ",nvironm"'nt among th", ••", bui 1,11ng••.

index

problem,; clear ••nd to make c:ompari"on 01 envi,-onme'nt

building,; possiblO'. a pO'n picture of the building" i,; d,"a"".

HOTEL ELYSIUM, This is a ten si;oreyed building (Fig. 5.2-5.5).

originally de5igned and constructed a5 a high cIa" •• resid",nti,,1

hot ••l 1n the la,;t part of P"ki ••t"n p••riod. It ",t""d" on the " ••"t

of the H••tkhol" road on", of the m05t busy "nn

throughf ••r",s of the c:.ty, at T,katoli, th •• "ntry point of t-I,,,,

city from south ••rn and e••stern pa.-t'" of th •• "o,,,,try.

Entering into the compound f,-om Hatkhola road, a gr""d sta,,-

l ••"d" from ro",d lev",l to ground floor ",t ",bout 4 feet h••ight f,-om



."",,,0<



road level. The ground floor wa" de"ign ••d for hot ••l r ••c••pt ion "nd

other entrance formalitie", but i •• not fini ••hed proper l( ti 11

now. From ground floor two n"rrow ••tair" l ••ad tLl l ••t floo'- lobby.

lift" f ••c:ing ••••c:h oth ••r "i d••s ehe lobby,

f ••cilit ••t •••• ver t i c••l mov••m••n t. On•• of the two lifts rema,n •• out

of ord ••r almost throughout the yea,.. The ,.ema;ning one is al"o

f"ul ty a"d render'" v••ry poor service. Example ••

occur i ng in the lift, "e"'VeS as "e"sational "ews items '" the

daily n••ws p"p •••..s and w••ekly jou,-nals. From 1st floor lobby, one

n"r"ow stai,. go•••• down to the ground level initiaIJ,'

v••hicles and servic •• and maintenanc ••p",.king

kinde,-ga,t ••n has b••••n ••,,. ••nged at this l ••vel

activities. but M

reduc:ing p••,.klng

facility and child,-en pl"y are".

In the afternoon children play in ground floor. pal-I-ing "'P"c" and

narrow cor,-idor", of the first floor and in th •• stairs. RE1~tively

old ••r <:h,ldr ••n .co found sitti"g

compound ",,,,II looking "t th" crowd.

From th •• first floor", stai, along with the lifts fa<:ilit"t" ••

ve,ti<:al movement. Dw"lling unit5 are 5ituat"d on ••ith ••r o;;id" of

th" narrOw corr,do", very poorly illuminated by both

",-tific:ial l'ghting. About 85 famil,es r ••sid •• i" eight d(~eIJi,'g

floors. Almo~t all the

kitchen ••tc. cOVe~ing sft. which

and

,nuch

inad ••quate th"n required floor Sp"Ce. Flats a~e roorly

•



ve•.•tilated and illuminated. The total "ite area LOVe',." 10518 "ft.

and the building has a floor area ratio of 6.41.
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table 5.3, WE'see that Lent per<::ent re$pLH,dent of Hotel

Elysium (total respDnd •••.•t 39) identified

problem like inadequat •• or faulty lift as the most seve,-e p.-r:lblem

indi<::ated by the largest N••t lndex Value 1i'lIV) D, problem



10000.00. It'" 48.71 percent n'''pondent" i dent i 'f Ied o:onge" t ••d

room ~s ~ problem and i" the seLond acLording to the " ••verity of

probl ••m indicated by NIV of "189.06. N••xt is the exc ••""i"e nois ••

indicated by NIV of 4178.28 and i" ld ••ntlfi ••d bv 94.8"7 p••rcent of

r ••sident respondent" of Hotel Ely"ium. Other problems fl'lce,-I b,'

them are un"uitable rOOm arrangement, inadequat.. open space

including children's play area and unavl'lilability 01 sp""'" for

drying clothes.

Accordi"g to 85.18 p",rce'nt of n",ighbour r"5pond ••nts (tot,,! 1'10. of

respond ••nts I" 301 of Hotel Ely"ium thrown Jitter and 9,orb<lge is

th.. most seve're problem as Indic:ated by NIV of Q710.52. Hext

"",vere' proble'm indicated by NIV of 3940.00

c:learence problem •.•hich is identified by 70.30 perLent nEighbowr

respondents. According to them the third severe problem indic:"ted

by NIV of 3525.00 is pr"v",ntion of sum light and "hado<~ ,~hich is

1'1]"0 identified by 62.96 per<:ent of re'spondents. Other p,-oble,o"

faced by th •• neighbowrs due to Hotel Elysium are hampe, of

privac:y and di"ruption of ~ir flow. (See table 5.4).

AZIZ CO-OPERATIVEHOUSIN5 (I~ig. 5.6-5.8):

oldest high-ri ••••how••ing complex~~ of Dhaka.

Th, •• i" 0"" of

It stanrls neal. the

intersection of north-"outh ,"oad and ,.oad. O"e

lane of ~bowt 20 feet wid., "ta~ting from inner ci~c"]", oad

p~ovides the access to th", complex-comprising of twin bUl lding".

s",parated from each othe~ by a 45 feet wide open "p"ce b••ll~eert





them, each building cont",in.,; eight dwelling floor.,;. Gro"nd flool'

has been kept for parking and adds to

Children. HowEver space below building no.

the play a,-ea of thE

1 is being used to"

maintenance and security "taff's residenti",l purposes. I~o Ii fl

has been installed in ",ither of the buildings. The site' ",-e" of

the c:omple" is about 11591 sft. and floor area ,atio is ".9',.

Non av",ilabilityof lift,lnadequat •• c:hlldr ••n's "lav are", "nd

unsocial actlvity in the common sp",ce are the m"in p' oblems

indicated by NIV" of 11600.00. 1904.00. "'nd 960 id",,,tified by

Aziz Co-

operative housing. Other notable p,oblem" ""e nOn "v",l"bili!y of

community r ••ligious facility, uns"tisfac:tory solid waste disposal

•
ar,angement. (See table 5.3).

Thrown litt"r "'nd garbage, disruption of ",i, flow. p,evE'ntJon of

sunlight and "h",dow along with lack of privacy are the p.-oblem

accord i ng to the severity indicated by NIV of ""'80.00, .,r)S'}.OO

1800.00 respectively"and 1S ide"t1fied by SO.65, "I'd 60

percenl of neighbou.- re"pondent" of A2i~ co-ope,ative housing.

(See table 5.4).

PROPERTY ENCLAVE (Fig. 5.9-5.11), This is a high-rise housing

<:omplC'x located ne",r 8angl" Motor. The main ent,an<:e to

l:omplex is f,om New E"katon ,-o",d by a lane "r about Ii) feet





width. The LLl"ple~ LLlnsi",ts of two buildings e"'Lh of ? dwelling

floor ••. The ground floor is kept for p",rking whi"h ",Iso fUl.,,:tions

••s "hildr"" play "'rea. Two st",irs and two lifts ne",r the st"i,-s

f",,,ilit,,,t,,s v"rtie",l mov"ment.

is 18475 "ft" ",nd the floor d'."" ,-",tio of '.ME'

c:omple~ is 5.42 ISee T",ble 5.2).

indic:ated by NIV of 1650.00, 1628;40, 1114.(.8

i"c:onveni"nc:" with door and window during storms, un",,,,,il,,biJitv

of sp"Le for drying cloth ",nd e~ec:",sive noise "re the m"in

problems identified by 75. 67.85 "nd 46.40 percent resident

respondents respectivE'ly of Prop"rtv Enel",vE'. The other ['roblems

f",ced by its res,dents ,,,e unple"s ••nt view, in"de'lu ••te "hi 1,1,"e,',

pl ••y "'re",. IS"" table 5.3).

Thrown litt"rs ••nd 9"'rb ••ges, prevention of ,;unl ight ••nd

l"ck of priv ••cy are the prnblem,;

4"56.92 and "11".08 re,;pective!y"

indicated by NIV nf 7231).40.

- identified by 90.48. 85.71

Property En,,]sve. Iheand 85.71 percent neighbour respondent,; of

other problems faced by them sr" creation of ""r tu,"bul"nLe,

disruption of ••ir and g"'rbage c]e"r"nce probl~m. 1S~~ table 5.").

SOCIO-ECONOMIC FIND]NGS. Primary occupation of the resid5'nts of

hotel Elysium (No of re ••pondents 39) i,; ,;ervicE' with monl;I,lv

income up to Tk. 8.000, with 43.58 percent of respondents h"vl,'g

monthly income upto Tk. 5,000.



Comparatively rich people among the three buildings "tudieri live

25) wi th 64 percent of income above

Tk. 10,000 mainly bu"i,,,.,,sman profess; o"al .

primary occupation of the re"i dents (no. of respondent 28) of

Property Enclave at B~ngla 110tor are

""ctiv,ty (for 57.J3 percl?nt of respondents). 39.28 pe,-o-;ent of

respondents are primarily service-holder" (Table A 5 and r ••ble A

6 Llf Append;x A).

Tbab Ie 5.5 , SCOPE AND SELECTII\IG CRITERIA OF SPECIFIC FLAT OF
HIGH-RISE BUILDING.
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SLlurce, Field Survey, 1989.

FrLlm t"ble 5.3 that excepting re"pendent", ef

Enr:la.ve where 50 percent ef respondents get the 5CLlP"

fLlr personal "electiLln Llf specific flat,

of other twe buildings got the chance to personally s"l"c-t their

•



flat. Among privar:y is most

important and then Lomes adequate wind,

ease of vertical movement.

Table 5.6 ADVANTAGES AND DISADVANTAGES OF PRESEhlT AhlD
DWELLINGS

EARLIER

,
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From Table 5.4 it i~ revealed that compa~atively 10'" inLome (,,~

1"", a~ 5,000 taka pe>r month) of the resident re~pondents

Hotel Ely~iwm ha~ compelled them to con5ider how5e cent as

ma 1n di""dvantage "' ear] i ••~ dwelling; qUod i ty hL\U5 l ng

measured in terms of Sl~e of th~ dwelling is

to them p~im",ry deciding fa<:to~ ",r:r:E'ptlng

housing environment is indicated by reduced Ilet index valUE? of

problems of 48.19. For t'igh income peopie of P~op",ty Encla','e "nd.;tf"



Aziz Co-op~rAtive Housing, quality of housing measured In terms

of si~e of the dwelling was the disadvantage of ea~lier dwelling.

Financial solvency is the cause of treating poo~ e"vi ronm",,,t of

the earlier dwelling disadva"tag"', by re"'po,-,dellts 0'
Property Enc:iave Aziz Co-operative Housing. Distan~e f ,"o,n

place of work i", the di,;adv ••"t"gE' of the ,.e,;pondent", of Hotel

Ely",ium and Aziz Co-operative Hou,;i"g (according

and 48.0 percent respondent",>. But only 25 pe,-c:ent ,-espo,"dent", o'f

Property E""lave treat distanco", of work place as th", di",a<J\.antil9'"

M .lof th ••.,,- ••.••rli ••.r dwelling, this "'oY bE' attributed tco t~,e high cae
rt--
~ownershiP of the ,.esidents of Property E""l ••vE'.

-
Proximi ty t,-"atE'd "'s the "dvant"ge of

p~e,;ent dwelling by the v",st m",jority of respondent" of "II thrE'"

buildi"g"', which ve~y much natural there is I1Llthjr,,~

"'pecial ln it. High i "come higher per"eptio" lev •• 1

re,;pondent,; of A~i" co-operative Housing ar1d P~opE'rty Enclave '1,"e

guiding factors to tre"t ch i 1d,-"ns' schoo I5 f

advantag •• of pre""nt dwellIng, •••..•d "electing

present dwelling lLl<:••tion,;,

In Ord",- to p"troni"e the h••althy g,-owth Llf high-,-is" ,.••",id",.,ti"l

buildings for high in<:Llmepeople in pa~ti<:l.ll ••r, gOLld."w,,-o,,ment

"long with pro~imity to work pl ••ce "nd "hild,-en's educ"tio,,,,J

faciliti ••", h••,; to be "nsured.



Problems of neighbours due to the high rise buildings varies with

floor area ratios as reveal ••d from table 5.1 and 5.2. Fioo,- ar""

ratio of Hotel Elysium, ALiL Co-oper"tive Housi"g and P'-op••rty

Enc:lave respec: t i ve 1'i 6.'d, 4.94. 5.42. P,-oble''''' of

17.5 respec:tively 'ndiLating the

neighboul-S "s indic:at ••d

•.•••re 21.59. 11.79 and

c:orrelation.

by RedUl:ed Net Index Val •••• of pnJb I ems

pas i t h-e

5.2. CLIMATE AND HIGH-RISE BUILDINGS IN DHAKA.

High-r,se buildings loca] clim"tE'

microl ••v••l by cr ••"ting interf ••r ••"c:es i" ehanging

- •.•ind "peed "nd turbula"ce", c:asting sh"dows On the

Tables Appsmdix

meteorological data such as temperature, humidity, ]'ainfa11. wind

sp ••ed for Dhaka. 1t '50 revealed from those tabl ••s

••nd di ••grams that tall building will affect h••rmfullv. struc:tu,-E'S

on its north b••tween Nov••mber February, during I OL~

prevails negativ,," declination of sun r.auses

long ••r shadows On the north of each struc:ture.

Betw••••n Mar~h and October, high temper .•ture, high humidity and

•.•ind from southwest, south and south ••ast prevails and high ,-ist'

building affect harmfully buildings on its north. De~linatio" 01'

sun bei"g p"sitive, sh"r ter shadows of buildi"gs <,' iiI 0<:<:"'-

during this p~riod.



High-rise buildings will change the intensity of eve lones, which

occur ,n October - November and Norwesterlies in March

(See table A8 in appendix A).

Shadows of a 18 storied buildings in Dhaka at different times of

day and

Appendix

vear are drawn with the help of Table A9 and

A, showing declination of sun and azimuth and

A10 in

altitude

of sun in Dhaka: and shown in the following Figures (Fig.

5.14).

5.3. POPULATION DENSITY AND HIGH-RISE BUILDINGS IN DHAKA.

5. l2-

Land th" most purcious thing, especially in 11 fast grOWI11g

city like Dhaka .in a condition of existing imbalance

supply and demand, originating due to physical, ••conomic onO

social causes. Hence, it is utmost important to optimize the use

of land, part,cularly in urblln areas maintain,ng certa,n stardard

of environmental quality.

In Bangladesh, to ensure adequate sunlight, wind,

spacing betwe ••n building c:onstructed in the public "ec:tor is k••pt

at 1.5 time building hight. The relationship betwe ••,; building

height h, frontage c. and depth b with total plot area, plot and

covered area per storey, covered area as percent of plot area and

number of storeys (dwellings) per ac:re for val.ious nCLmber of

storeyS n are calculated following Walter Segal, (1964) and shown

in Table All in Appendix A.

"



Th.,. ,-",lationship b",twe••n plet dred A dnd frLOntdge c, d••pth b.

Might h, numbe,- Llfstoreys n of th••building is ••xpr",ss",das

A "cb+1.5 hcXn,
in which building to building spacing is 1.5 tim",s th",building

height.

Regarding height of th••buildings th",common practic •• Llf RAJUk

fLO'-plots of 5 katha LOrmLOre area is

h"x+y+IO (Fig.5.15A) - - - - - - Ii)

Where h" height of th••building In ft.

x= width of the adjac ••nt road/lane in ft.

y" distance between property lin••and the building in ft.

,, now from the Fig. 5.15 A

or y" d-,,-lO ( i i )

Putting th" value of y from "'quation (ii) in equation (i) we get

or h"" x+(j-" ------I,li)



~ building of 40'x30' covered 8re8 in 8 plot of 5

more, the required minimum length of the plot d is

d'" h-x+z (from eq. iii)

8nd width of the- plot is 40'+5'+5'", 50' (Fig. 5.15 B)

katha oc

wi th incre-"sing he-ight build,ng no. 0'
",tore-y"'} the- total plot are8 number of storey'" pe-r aCre (no. of

households per 8cre). ,,,e calculated with di fferent width

road x and shown in table A 12 in apoendix A.

The table reve-al", that for a four storeyed building beside a road

20' width with h••ight 40 ft. 2500 "ft. plot 8rea '5

to att ••in a density of 69.69 h/h per ac:re, and plot are,,5 of 30'-'0

.,nd 3500 5ft. is required to ••tt ••in den5ities of '72.60sft.

74.67 h/h per acre by building of 5 ••nd 6 storeys .-espectively.

1ncre"5;ng number of storeys from 4 to 5, percentage incr'ease in

household acre is 4.16 ••nd it 1S 2.85 for i nCr ••a"E

number of stor ••v" from 5 to 6. It is note-worthy that

incre",," hOU5••hold" pEr dC'-•• slows down wi th

number of "toreys.



Plot a,.."a,; of 1500 ",ft. 2000 ,;ft. and 2500 sft .• s requir",d

attain a den",ity "f 116.16 hlh pe,' a",..e, 108.90 hlh per acre and

hlh per ""re with numb"r of storeys of 4, 5 and 6 of

density,;howingcoveragebui lding

104.54

in"rea,;e of no. of storeys if the width ~ of the "dja"ent road i,;

40' •

the width of the "dja"ent road ~ i" 30'. plot areas 2000

"ft. 2500 sft. and 3000 "ft. are requi red for 4, 5 and 6

building. Interesting to note that dens,ty express",d interms

hlh per acre remains the same ie. 87.12 hlh per a"re.

gene,..al observation from this table i" that where

road less than depth building

width

den",;ty

,n"reaSeS with increa",e of number of ",toreys of the building

the rate of increase in density 510ws with the increa",e ot numbe,..

of ",toreys.

Wh"re width of the road x i5 greater than depth

bulldi ng, densi ty graduall y decrease,; with the increa",e of numbe,-

of storeys.

Where width of the road x i" equal to the dep th

building density does not change with increase number

"torey"'.

Thus can be inferred that, with th", increase 0' numb",,'

storey,; of buildings, the density may in.tially increa"e in some

"a,;e" , while in othe,.. ca"eS it does not ,..ise. Even in the

where den"ity 'ncreases, the rate of increase is very low ••tte,- "



c~rtain level. This implies. high-rise buildings that contorm to

preva.ling

"ettlement.

regulations do not necessarily entail a high den'" tv

5.". V IEWS OF URBAN
CONSTRUCTIONS.

SERVICE AGENCIES REGARDING HIGH-RISE

Habitability of an urban area depends mainly on

operation 0' the agencie" providing urban servi<:es. Dhaka

th""e s"rvic"" are provid"d by Dhaka Citv CorpLl,-ation (DCC),

wat"r and sewerage authority (WASAJ, Directorate of Public Health

engineering jDPHEJ, Dh",k",ele<:tric 5upply, Tita5 Ga" transmiS5ion

di"tributiLln company Dire<:torate of Fir" Service, and

Metropolitan Police.

The views of e~pert" from different urban service agencies abLlut

the effe<:ts of high-rise residential building" in Dhaka City were

e~amined and are summari"ed in the following paragraphs.

5.".1. DHAKA CITY CORPORATION lDCC)

Dhaka City CorpLlration is th •• statutory body which provide

muni<:ipal services such as con5truction and maintenance of ,"Dads

"nd walk ways, street highting5, collet:tion "nd disposal of solid

waste", conservant:y activitie" and construction and maint"nan!:e

of Parks et<:. Trade licen!:e, licence of rick"haw are also 15SV"O

thi" body. The follLlWing table shows the ""ctoral ••lloc"tiLln

in "ppro~imate percentages in the budgets of th" Mvnicipalitie~.

pe,,:ent income of> Dh••k" municipalitv c"me

government grants "nO 42 percent of the e~pendi tun, was to'" roads

in the y"ar 79-80, as revealed from the Table 5.7.
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Though the Dhaka City Corpor~tion presently has ~ shortage of man

power (inr:luding pl"nners) ••nd equipment. it expeet", to OVE',-Lortie

th ••s •• ",hortage", do••s not consid ••r any irtlpliLation on its P""-' to

the growth of high rise rE'sidenti~l buildings in Dh~k~.

The corpor~tion m••••ts the L:ost of mainten~nCE' of ro~d" "nd 1",,,"5,

street lighting and norm••l conse,-v ••nCv se,vic ••s i" the ei tv fcom

its annual revenue. This ye ••r it has a revenue demand of "bo"t 75

is abou t 70crore ",.,d norm••l

'"evenue d••mAnd. Majo. development

pen:ent of

unde,- tal:e,., thr ough

government f,r'anee.'

5.".2. DHAKA WATER AND SEWERAGE AUTHORITY (WASAJ.

Currently WASAis supplying al-ound 9 erorE' gal Ions of wate.- in

Dhaka city for a populAtion of ••bout 40

urban dw~11ers to use ••bout 22.5 gallons of water per p"."o •..•p"'-

d••y (••ver "g") , though it b"l,ev'es th"t 40 gpd sh"uld the

m,n,mum. With IDA c,edit of 70 cror •• it is running wi th

p,-og'"~mme to add ••bout 5 cro,e g~llons of water. and ,t deslces

to ",upply 32 cro,e gall"ns of water for an estimilted pop,d"lio,",

of 80 l ••kh 1n the y••••r 2000 in Dhaka cIty_

------------------------------------------------------
1. Personill Interview with M,. Bhuivan on 3/3/90.



'''-gani"ation 0' con"tructio,,, of high

building" Dhaka ci ty is concerned with the i nc:re"".,d

demand" at various point.;, due to con"t,uction of tho""

buildings, which wa" not anticipated during

supoly system in the city causing ,-eduction in w"ter P"'''''',;UI e "rld

decre"se of aval1able wat",r for H,e neighbouring build'''g''.

salvation ,"ch",me" will hav'" to

th •••number

water sUPP1y

of high ris., buildings goes on ,ncr",,,sing majo,-

b", tak",n due to the

attai"m"nt ma~imum ,"upply

syst",ms. ~Jhich would r"'qu,r'" a larg" amount of-resou.c",,, "",I Iii'.,

all other dev"lopment e~p•••nditu'-es of WASA.fin"nce h••" to come

through the government/IDA credit/World Eank. (through r.nn,-,aI

d"v",lopm"nt pi ••••,;;) sin"" the organisation c",n hardlv meet it'"

,evenue e~pend i ture f.om it's own revenue income. e'

5.4.3. DIRECTORATE OF PUBLIC HEALTH ENGINEERlNG (DPHEJ.

Before the c,eation

Minist,-v

of I-JASIi

a pu,-e government

Gove,.nroent .

is

0'
eng i neer i ng

under

",nd Cooperatives.

of public healthDirector ••te

org"nisation

Development

held the ,-esponsibiiities of providing potable w••ter supply along

with provision and maintenance of "ani t",ry "nd

Dhaka city. Currently it i" respon,;ible for maintaining "to.-ro

~~~~---~~~~---~~~~---~~~---~~~----~~~~~--~~~~----
2. Per,;on ••l interview with Mr. Shees on 8/2/90



sewer system in Dhaka City. It is unlikely t~ be affe~ted due to

"onstru"tion of high rise buildings in Dhaka, $i,,<:e the

volume of storm water 15 independent Df heIght of building il"d

population density of the "ity. At present drainage system in the

ci ty i5 of gre ••t "oncern.

5.~.4. DHAKA ELECTRIC SUPPLY (DES).

With a present demand of 250MW and an "stimated demand of a,'ound

~oo MW,n the year 2000. th",-e i5 no power 5hortage p,-e5ently and

no power 5hort ••ge i5 anti",iD"t",d up to 1995, even in the "Jake of

h,gh-,-is", building constru<:tion '" Dhaka ~,tv. I"h",

dom"5tic to <:ommer<:ial/indust,-ial ",on!5umption of pow",,- ;" ••bout

3:7. Ad",quate II KVpower tr"n5mission lInes have bee" i,-,stalled

along all main roads to fa<:ilitate distributIon, espe<:iBlly high

Clientsioad requirements. ",t le",st

su<:h

made,actually

to gi ~e

form"litiestechni""l

conne"tion i"

are r"quired

pow",rbefore

official

month" notice

maintaining

installation of transformers et",. (if required). All th"

in<:luding that of installation ~ub~tation in the

"li"nts premises, cl ient to t"ke

",onne"tion from e~isting supply lines.

Recently a has been establ ished betw",en RAJUV

Dhaka Electric Supply, in taking consent regarding """i lab; ) ty

of requir ••d '" th" area proposed

<:onstruction ~ite from Dhaka Electric Supply by RAJUK.



All development expenditu •..e i",:iuding foreign c:u•..renc:y c:ompo,"ents

gove •..nment th •..ough provision" Ann"al

Development Plan". The lion's sha •..e (about 88Y. in 89-90)

alloc:ation c:ome f •..om e~terna] ,;ou•..c:e" in the form of loan. aid or

gr"nt."

5.4.5. TrTAS GAS TRANSMISSION AND DISTRIBUTION COMPANY lTGTne>.

the pres ••nt stOlte of development of high

Dhaka City, TGTDC faces no ,;erious proble",.

anticipates future problems ,n distribution.

inadequate infra,;tructu,- •• provid ••d for 9"" supply. due to the

inc,-eased demand generated by high-rise buildings.

ca"e of problem ,n

to be tak ••" up with government grant, like all other development

works. through government annual developmE'nt program,ne". sl,.e:e

organisation meets on) y its revenue expenditure/trom 1 t '"

revenue . ",nc:ome..

5.4.6. DIRECTORATE OF FIRE SERVICE & CIVIL DEFENCE lDFSCDI.

Non ••xi"tene:e of any fire code and iac:k of awarl,ne"" about. ii ...e

ha2ards and it", p•..eventive m••aSU•..es among the gene-ral publle:. th ••

--------------------------------------------------------
3. P•••..sonal interview with Mr.J"h",'gir on 8-2-90.

4. Peirsonal interview with Mr. Fuadul Islam



Direc:torate ,s conc ••rned about d••velopment high ,is""

buildinQ in Dhaka City. (5 ••••••.•eekly n••••.•S maQa"in" "F,-Iday" \)01.2.

No.14 August 25-31. 1989).

Though the dlrectorat •• currently has ad ••quate train ••d rna"

equipm ••nts tCl fight "ny fir •• hazard in a single high ,-is ••

building up to abClut 150 ft. at " tim ••. pOClr infr""tructure.

esp"C:i"lly H1 the Clld part Clf Dhaka m"y make the ac:c:ident spot

Inaccessible. In tim ••" of em••rg ••ncy the sc"'rcity of fir-" fightiflg

",ater might c:reat •• • d i 5""trocL" situ"tiCln. bec:"use

elimination natur,,1 soun: ••" cour"eS of "nd non

"xistenc •• of fire fighting arr"ngem ••nts in th •• WASAw"ter sc'pp J"

syst ••ms. PrClvision of these ",,,d proc:urem ••nt of mor'e f i.-", f i gh l i "9

",quioments (",ach 1adder cost

taka)

money ..•.

far high rise building5 5urelv i,.wolves large gove,-,-,ment

5.4.7. DHAKA METROPOLITAN POLICE (TRAFFIC WING)

The traffic: wing of Dhaka

of Homes. Gav••rnment of the Peaales Republic of Sangl"desh has to

engulfed ,n s ••vere tr"ffic: problem5 "rising out of

perform the herc:ull"n t"si< of traffic management of

, ,
of high and low speed v••hlcles (ii) ,nadequat., m.""5 tr«nsp<>,-t

-----------~------------~-------~----~-------~---------------
5.Per<;onal interview with ~lr.Zia of the Dir.,c:tar""e on jO<--9"

••



i neff ic ient •..oad j ntET""ct jon'"mod",

(i V )

(iii) faulty road layout with

unplanned ,.rowth of th" city. causin,. inappropriate land

us ••s to d••v••lop at unsultabl •• locations. geogr",pni<:al

separation of fun<:tionally ~elat"d la,.,d uses (vi) ebsence of road

hierarchy among th", city roads.

Th", traffic wing with it" p"'",,,ent in"dequate man pow",-. including

transpOl-t"tion plann",~", and eq"ipm"nts, feels that the g~owth af

high-~;,;e buildings will add to the ",~i",ting t,-affic I'~obl ••ms by

;nc •..••"sing congestion, delay. discomfo~t and fatalit;",,, III I-h"

city which have already ove •.. burd ••ned

city.

t~affic: 1'''':lbIEms 1nth ••

5.~.8.RAJDHANI UNNAYAN KARTIPAKKHA IRAJUK).

RAJUK("rstwhil •• DIT) WOO" E'st ••blish ••d in 1953 under th., IOlon

Imp~ovem••nt Act, 1953 (E""t B""gal A<:t XIII of 19531

am"nded by th", T.1. (Amendment) O~din"nce, 1987 (Drdi n••nc", 1'10. J\!

of 1987) to provid.. for imp,-ovE'ment

exp"nsion of the towns Df Dhak", and Na•..ay"nganj ",nd r.ert"in ~,e,,~

I" thei~ .,icinity.

Th" E",,,t Bengal Building <:onstruction Rules. 1953 wa~ fo,-mw j a t"d

und",,- section 18 of the Bui Id,ng constructiDn A<:t.

Acco~ding to th"se •..ules any appli<:aticn fo~ app~o"al of a 51te

fo~ the constructiDn of a building or excavation 01 tank "".'Soc

•



som~ site pl~nning requirements such

bound~ry, position building or buildings with

neighbouring dccess from dd jdcent strE'",t.

dppro~imate height of adjdcent buiJ.dings, "pace to be l~ft droulld

building or buildings tel "ecure free circul ••tion ",f """,

"dmissi",n of light "nd including

engineering aspects such a" depth and width of the f "'und.,II. 1",ns.

materlals and method "f construction. dr~in"ge a"angement etc.

The building construction rules,

(i) height ",f the building a" the width ""f the road facing

pr"'p",sed building plus the open "p"ce ,n between the ,-o••d i"n,J the

propo,;ed building (ii) <:overed a,-ea of " plot a" two-third" of

the ",re'" elf the plot iiil no con"truction within the ICJft. b••"L

and a 4 feet side space" ex<:Jusive of the ""eeper p••"s"g~.

No c:onstruc:tion w"" allo"e.d within th~ 20 feet from the. centn" 0'-

the road. lane or P••"sage where the width of the ,"o"d or

le •••• th ••n 40 feet. For Dh••nmondi "nd ASdd Aven,",

houses on plots dbutting the minn master pl ••n road" this '-ul" did

not apply.

The Building Constru<:tion Rules IBCR). 53.

repldced by the "Imarat Nirman B;dhim~lds, 198'"

Bengali) whiLh differ •• from 8CR 53 in sp~Lifying

(te~t b"iNJ in

speLifiL ~<:ale"

of prepdring drawings for ~pplying for approv .•1 ""d the numbet Df

S2t,; drdwings to be submitted. The n2W t-ules "ece"s,tated



buildings for special !",urposes. commercial "nd

buildings of s,,, or more "torey" to be prep"r •• bv

graduate architects consulting firms or specialists

structur"l dE'sign of the aforementioned buildings

"nd al so thE'

graduatE' civil eng'n ••ers or consulting firm. It also

provided a time frame for approving or

"pp'"OYed of a construction plan.

rejecting "pplication 10"

It banned approval of con"truction plans on str ••••ts IE'sS than 3.~'

metres populated Whe,-e re"identi"l

commE'rci~1 plots are wide soace hOI" to be

kept OPE'nalong the commonborde,- on the cDmmE'rci~i piot.

Buiidings with f,ve or mDre storeys ,e"uire to have p".-I,lng sF',"ce

equal to the covered sp"ce in the ground floor of the building 0)-

within the plot. There to be adequ"te fire fiqhtin,~

••mergency ex i t

storeys.

ar •..""gement s buildings with seven

It provided cert"in requirements for diffe •..ents structu •.••s

I. RESIDENTIAL BUILDI~IGS:

No residential building shouid be constructed within 4.5

from the centre road/iane Or l.5 metres

property line (which ever i" l"'-ger) .

•



Table 5.8: SETBACK REQUIREMENTS FOR RESIDENTIAL PLOTS-----------------------------------------~-------------~--------
A,ea of the
sitelKathal

Set back f,om ,ea.
p,operty line!metrel

Setback from side
p,ope,tv lines(metre)

-- ------------------ ---- -------- -------- -------- -- -- ---- - --- - ---
'" Upto 2 ,"0

2. Upto , ,"0 I .2~

,. Upto , 1.75 l. 25

,. Upto 5 2.50 1.75

o. Mo,e than 0 3.00 1.75----------------------------------------------------------
2. COMMERCIAL AND OTHER STRUCTURES:

Commercial buildings should be ~.S metres from the centre of the

a.djacent road/lane or 1.5 metres from the property I,,,,,, !which

ever i5 Ian,er), (bl There should be parking sp.H:e at the rate of

23 square metr"" per vehi<:le fo,. Cim.ma Hall. Audito,-;um. l'la,-I,et,

Indoo, Sports Comple~ 0, simi 1.•., buildings.

The,e are ce,tain requirements for con5tru<:ting sun5hdde and

e~tension of buildings but no mention of ma~imumallowable height

as it was in sutl-se<:tion (v) of Rul•• No.

buildings constru<:t,on ,wles 1953.

I of ""heduJe I of the

RAJU~'s aproach e5pecially H\ the privately owned plots w.•.'"

en"ure setbdck spaces r .•.ther tha.n planned development. In the

Building Constru<:tion A"t, 1952 or in the Build'ng Constru<:tion

Rules. 1953 no effort is app~rent e~pecialJy in orivatE platE to

c:ontro] J and use



utility and urban service f"cilities "nd hence the

buildings. its suitability, compatibilitv and impact on

h"bi table environment.

While s"nctioning permission for the construction of high-,-ise

e~is'in9

infrastructure. utilitv services "nd effects on the o<a,-round,ng

'0 resp",ct of sunshin",. ventilation, garbag'"

flow along wi th socio-cultur"l ,-equ i ,"",,",,,n t

diff",rent "g" group people "re not taken into cons;d ••r-ation ~s ,••

r••v••aled in the study.

purpos ••s setback spaces 1 S to provide

standard of environme>nt from circulation nf air. sun"l,i,'" ".,d

privacy point of view.

In S"ngladesh the length nf th" sh"dow of a st.-uctu,-e is ,,In,,,st

equal to the height of the structure (during winter se""On1. Ihe

set back rules nf RAJUK can not ensure access of Sun shine 00311

parts building "0 the north str'~<:tLJr"'.in

prevailing standard of existing o,.ientations

especi"lly in the priv"tely owned plots. Also the sid •• sp~ce" On

the ea"t 'H,d west side of a stru<:ture c"n be elimin"ted bv tald"Q

appropr,,,te measure" of ventil"tion especi"lly if th•• depth <Jf

th•• structure is within 40 feet.

eo



From the ••tudy it i" cle ••r th ••t thi" "et b••c:k Sl:l",,,es r,ovided by

devell:lpers of high-rise buildings ",,,c:ording to the "etb"ck

rule" of RAJUK <:ould "ot ensure an ",c<:ept••bJ •• e,wi,"on", ••nt to the

H"nc" this 5etback rules ••rIO not ",dequClte fD" hiqh

," 1"e buildings. remove i l1!:0nven i enc e neighbours

sh ••ding, disrupti"n "ir cir<:t1lation p'- i v,"c,'

restriction

facilities. There sh"uld b•• <:l••"r cut sp ••cifi<:'"-tion for (il fire

there "hould

consid ••ring

approp,-iate

'"-vailabl ••

floo •..

utility

0= .A.Fn

••"rvi!: ••

fighting arr ••ng••ments "nd emergency e~it f,"-!:iJiti ••s (ii) g",,-b"ge

disPDS",1 and othe •.. house hold r"quir"me"ts tiii) facilit, ••s for

different community "'Ltivit,es (iv) verti,:,,1

tr",n"portation fi3cilities.

High-rise building in Dhaka City did not come up i3S •• follol~ up

strategici3ny J on9

unrestrained

t ••rm

forces .,
decision,

supply

bllt •••
demand

contradictory to the very es ••••nce of planning Is

impairing the h••bit",ble ••nvironm ••nt of th •• city ••s a whole.

The requ i •..••m••nt

"imilar in r"sl:lect of

high-ris •• "nd 10w-ris" buildi"Qs

i) provision of vertical tr",nspDrtation fa<:ility.

ii) uninterrupted pOWE'r"upply.

'" ••nvironm ••ntal op"nm,ss ••round the building .



iv) built environment within the building.

v) servi~e f~cilities and safety provisions.

High-rise buildings Should come "' h~phazardlv

zDned andspor"dic~lly.
Accord,ng

These

'""
should

requirements

properly

hjgh-rise

loc:"ted.

buildings

f~cilities ~nd utilites ~hould be properly provided.

Since Dh"k~ i" the seat of the n~tiomal GovE'!rnm••nt and" I=0 eh"

main i"dustrial c:entre cou"trv.

development planning should have the blessing and repre"entatiDn

highest l"ve1 of the along '"i th

pa,- tic:, pat i on successful implementation. 1'0 r secu,-,,.",

decent h~bitable environment.



CHAPTEI~6

SUMMARY FINDTNGS,
AND CONCLUS I ON.

6. I. SUMMARYFINDINGS:

I~ECOMMENDATIONS.

Th•• growth of urba" population in 8anglad ••sh is taking pl",c •• ",t a
rapid rot ••. Dh.•.k.•.• the "",pit",] citv is ••~periencing " growth ,.-"te

of 9.7 p",,.-cent (1974-81) p",r ""urn. Inspit •• of the effo,-t5

fo,.-m of budg",t"ry .•.llocation in th •• Five V"'''r P]",ns of th",

governm",nt. housing backlog of ",v",n government staff. esreci"llv

low p"id employees went on lncr ••asing. not to m"ntion th5' g5'ner"l

hou5ing condition of the country.

In the prevailing socia-economic condition of the' covntrv, the

urb",n population is most likelv to increase about 3.5 ti~ ••s of

the present urb"n population in th •• year 2000, with

.•.ffordabilitv to invest in 1"'u5i"g "'5 l"iti,oJ inve"tment.

very 1m,

Sr:"r"i ty of l .•.nd compel" "r:commodation of large population in "

'Small land a,.-••.•.••t a high density. But r:o""t,'ur:ting high-c-;s,,"

building" ""d att .•.ining high d••""itv is not sv"OnvmOIJ5. [.1] th

equal stand ••,.-d of openness.

••qudlly high den5ity.

low,-i"e buildings may also yi ••ld
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a.nd n"ighbours (with a. modifi"d n",t ind"x valu" of ol'obl"ms of

"8.19). N"xt is th", "as" of Prop",rtv En"lav". ha.ving '''' F.A.R. of

5.42 (modifi"d n"t ind"x valu" of probl"m" of 29.34). ALi2 [0-

oP"rativ" Hou,,;;ng, havino an F.A.R of 4.94 i5 b"stowed with tl-,,,

b",st hou5ing ",nvironm",nt ••mong th" thr •••• buildings ("s inl1i<:"t ••d

by the l ••••st v"lu" of modifi ••d net index va.lu •• of c.-obI ems of

n••ighbours is positiv ••ly "orrelat",d with

25.7'-+) • Th•• v"lu" of modifi ••d n••t index va.lue

F.A.R.

of p,-ob) ••m" f",-

of'th", bui ldi "g.

Hen"", qu••lity of housing ",nvironment deteriorat ••s wi th

inc, ••••" •• of F.A.R.

l ••v••ls. F.A.R of 50m•• buildings of t ••n ••nd ••bove stor ••ys ~r~ in

in ••pp••ndix B. which rev~ ••"', the ve~v hIgh landu"e

int ••n"ity being allowed in Dhak•• Citv.

Environment m••••sur ••d in t",rms of probl"m5 ••ssoci ••ted with high

ris" buildings are id ••ntified at three levels viz:

i) Probl ••ms f ••c••d by th", r",sid ••nts

i i) Problems fac ••d by the n"'ighbour5

iIi) Probl",ms fa" ••d by th", public: agen"ies

These problems ar •• disc;us" ••d in the fa] lowing parag)'aph'"

----------------------------------------------------------------
F.A.R: Floor Ar••a. Ra.tio "xp~esse" th~ ratio of tot ••l flOQ)" ""-"i'

tQ land ••r •••• (plot ••r ••••).



High-,-is •• living is costlier th ••n low rise living b••c""""

s••v••r"l r ••"sons. High-rise building with mor•• th"n 6 st<,r ••vs

b" nor"''''lly built on R.C.C. fr",,,,ed struct"r"

<:olu",n on R.C.C. found"tion. T"ll"r th •• building. costlier it

beco",es du•• to th" r" ••son th"t th"

incr,,"s ••d l"ter ••l lo ••d. OpE!rational "ost of high-,-ise buildi"g lS

high du" to th" depend ••ncy on Jj ft for v••rti""J moy"ment. 1n

high-rise "p"rtment building th •• lift is be USEd

throughout the whole day for vdriaus purooses. E" ••n for" p"tty

purchase af daily necessiti"s th" USE!of lift be"ome """"ss ••,-y i',

which the> op"r"tional casts of lifts som"tim ••s become man1' I h"n

the CDst of the petty purchase. As a ,-"sult, th" op"ration"l CD5t

of th •• lift is very high. Two such lifts now ,n

6-storied Gazetted Office'-s Host"l at Mymensingh

opel-atio" 'n the

Ro"d Inow being

used as family "p"rtments) cons"m" e>le>ct,-,city for which I"J.J.D.

has to pay a monthly bill of Tk. 10.000/-. MorE!over. the mo"thly

5al",-y of 6 nOs. of operato,-" and th" cost of sp"r" p'" ts '"'
5u<:h lift5 ••nd thei,- m••int"n",,"" i5 ••1"0 quite appr.e<:i"ble (AI",,,,

1986)

Frequent f"ilu,-e of "lectricity also disrupts norm••l op",-••tioll Df

1i fts "nd ""U5e much i ncony ••ni"n"e for the ,-es; d••nts of hi qh ,-J se

"p••rtments. In <:a••", of ••ny disruption i" the

i ••m"""ge ••ble to carry w"ter from 50m•• ne",-by "our"e," only to the

------------------- --------- - -- ---------------- -- ---- - - --_.- -- -
P.W.D: P',blic Work5 Department, Goyernment of B"ngl"de>"'h.
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it i •• nec:e••••ary to big and bull

5ucked bv the large ••tor age of

building creating """rc:ity

the neighbourhood.

of w,,~er in thE' 10•.•-ris •• bui Jdinq O'f

In ••b5enc:e of adequ"te provision fOl- garbage disposal. the uproer-

floO'r re ••ident •• c:"rele""ly handle the garbages. rhu" the

litter5 garbage" upper floo,-

th,.o""

<:,eate

••nv i r 0 ",n••n tal problem for lower flO'or

Without adequate provisio" infra"tructure and ",menities,

locali5ed den"ification of popul",tion beyO'nd thE' toJE'r",bls lim j t

due to the con5truction of high-rise ap ••rtment •• m••y C<lu"e th,-edt

to environment dnd the "erv;ce "vst ••m••. fhe ""rvic:" n"two> ks ",nd

the utility supply systems for an area is b"sed

<:ertain demand calculatiO'nS which ••n ""'" ,med

Oc estim"ted pO'pulation cO inhabited there. A,-,y

increase In the pO'pul••tion beyond the target limit

designed "upply svstem causing disruption to normal se.-v;ce5. Arw

attempt 1nc:rease <:apaci ty through rein5ta] I••ti on

distribution

densification

network becomes q

and traffic system i"

solution. Effect of

mOre

pred",,,lgned road width will not tr-"ffic

vDlume .,nd flow. and L:Dng,,"stion become" norm"l "ff"i,-. 50[;;,"lly.

10<:",1 soci ••1 ",,"rv;ce •• lil<"

88



educ ••tion health facilitie"

;;hopping centr"" etc:. Adverse psychologic:al

ci'lu"ed and retard the growth youths

(Akhtar, 1991),

"The ex;"ting Building construction Rules basE'd on EBse A<:t, 1952

permit;; a building of any height if the main road 1n front of th"

building is 75 ft. or above in width. Except p••rking and build;,'g

set-b"ck the"e rules do not "pecifv ••nything ••bo"t

community facilitie" to be l'""erv"d" (Akhtar. 1991). The ""i5ti"g

""t-b ••ck l'u le" thE

r"qui.-emen~s of buildings und",. th" prevailing climatic conditio,'

of Sanglad""h. From the study it 1S revei'lled th",t the building"

in the south should 1.5 tim"" its height ,e
order to pe.-mit adequate sun-light i'lnd a1r for th" b,d lrlings in

the ",o.-th. But RAJUK',; s"t-back ,-ules cannot "n';Ul"" these sp",cing

provi ,;ion,," As '" resul t. it h"" b"en observed in "l 1 the c"'"es in

this study th" north of high--, i""

building ,;uffer from of ;;un-light C'"sting ,,'

creation of a,r turbulance. di;;ruption of

oth",-

from gla"ed

probl",ms

facad"s etc. The

,.,

Buildi"gs

Radio/T .V. reception.

air cil-culation, gl8re

consb-uction Rul ••"

RAJUk
construction.

mitigate ills hj<;Jh r;se



6.2. RECUMMENDATIONS
Providlng alone doe~ not rroviding

hou~ing, sinLe housing enLompa~se~ th •• Lomple~ linkages '-Jith "jj

prinLlpal human aLtivities. such ~s

playing.

residing-working - shopp;"g

Fun~tional and lo~atiDnai ~uitabilitv mea~ur••d ln

hold requirements, age group distribution, afford ••bi lity of

us ••r~, and ~ompatibility land u~••s. should

before allowing parti~ular l~ndus •• development at ~ plaL~.

High-rise buildings should be develop ••d through a ~'e1] though t

phY3iLal planning proLe3s ,n ~ planned way. Lon3idering

a3pe~ts of high-rise building~.

Adequate infrastru~tural fa~;lities ~nd urb~n serviL"3 h~v•• t~ be

available for smooth high-l-ise building In

the existing city syst ••m. In Dhak~. service~

",rovision for fire fighting is not adequate ,n t"J-m~ of equipm ••nt

and sl<i 11: the same ~i tu ••t ion prevai ls in traffi L mana"em••nt.

!nterfe,-enLe betw••••n loc~l climate ••nd I,igh~,.ise buildil1g Ilas to

be Lon~idered to "-void ill ••ffeLts on housing enVlro',ment .

11jnjmumamount of ~lviL amenities. ••nv i ronmenta.1 OP'",n••~s. u,-ba.,

"••rvi~ ••-"ti 1i ty facjliti ••••. safety provi~iQns • ..,dt"ble

••



standard i llu"tratEd '" Hou"ing CodE--s t a tu t ~

c '''.,s 1d E'- ing prEvailing soC i 0-"conomi c conditions

Ensured through urban planni ng. dEvElopmEnt. op""-,,,t ion

maintenanc:e organ i ~a t ions I i ns t i tut 1ons. 8ala"c:e bet~''''e.'

supplV ••nd dem••nd in ••II levels of hum••n need5 to be re5to' e,1 10'-

••. decent 1iving environment in the ci tie5 1n p••.rtic:ular and I"

the whole country in genEr ••l.

All our development ac:tiVlti",,, are aimed at improving th •• qualitv

of life which is •• funt:tion of (••) Individual and the fami I,. (b)

The neighbourhood ••.nd (c) The production environment. Since the

the F.A.Rlast components "re

building,

r ••lated

F,A,R.

wi th

,.e"trictiDns

(floo,

allfJ,opri"tE

particular areas, should be imm",Lliately imposed and "dm;xt".", of

high and low rise building" should also b•• stOPPEd, HIgh-, ise

buildings should be deVElopEd (if "oCio-economic analvsis c:"lls

facilitiES. For

f "'- ) in planned area with adEqwat ••

incom•• people sEmi pucca. and P"OpIE
middl •• incom•• group 5 storeYEd walk up building 55 5WggE5tEd hv

J"hangir (1979), should be adopted.

city should b••• Ega.d ••d as a compl icatEd svstem c:omposEd of

An apparEntly "imple f",,,lt in any of thE ""b-

5Y5tem is surE to c.EatE fault5 and malfunctions i" otllE' 5vl,

5y"t ••m5. which in dUE c:ourSE is bound to affEct th •• whclE =y"te,n

imparting dEgradation of Envi~onm ••nt and liv5bilitv of thE city .

•
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nubile:

thro'-'Qh

g,'owtt,

c:ondition

controlling rolE'"'
"DC i o-"'''o';om i <:

guidingplaywould
'"
approp.-iat", ,"",,,;;u,-e,, and mobilisE'

housing stock with P'-"P"'''' housing environmE'nt. I"odmixb,,.. •• of

high-ri"" buildings of th" high income

would inCUr huge public: "e"tor ; nves tmE'n t

inf.-as true ten-al and "e,-vice facilities, which will

und".- thE de5ired nation"l goals of pov".-ty allE'vii'ltion, c:,-,,,,,,tian

b" 1ancedemployment,

growth between

E'quitable

regions, '"

distl'ibution

thE' 1 igMt

'-"50un::", •

d",cE>nt r '" 1 i "" t i on ,,'
administration. Further r"""",,,,h '" expec:t",d in this fiEld.
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1. H"••! tl ~in. r••p. lli;.L :-

11.'1 IU 19.7 <'3 .~ 24.8 ~." 2/'., ,6.1 2~.j 23.7 18.2 Ij. :3
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11)1'.1 1\111.9 lM9.~ I(f0"5,0 jl)02.1 lMO,O 10nG.7 I~OL 1 100_. , !GOS,~ i01l!.5 101<.1
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Tabl~ A9, DECLINATION OF THE SUN-TO NEAREST 5'----------------------------------------------------------------
DATE DECLINATION DATE----------------------------------------------------------------
June " • 23°-30' -----

" • 23.-15~ June "8 • 22"-45"- July 6
1 • 210-55"- "M., " • 20o-50~ "18 • 19'-25~ 27
11 • 170-40/ Aug. 3

" • lS'-4Sr "Apr. " • 13"-20~ 18

" • Ilo-O~ "12 • 8°-30~ SeD t. 1
5 • 20_55" 8

Mal" • 28 • 2"-50' 16
21 Oo_Or "
'" 2°-50~ OLL 1
7 5.-35~ 8

Feb. 28 8"-15' 15
21 10'-50' 22

'" 13"-15' "7 15"-30' Noy. 5
Jan. " 170-30/ "'" 19°-20~ 19

>7 20'-50"" 26
10 22'_0' Oeo: • 3
3 22'-50' '0

Oae. " - 23°_20.r ,7
----- 23°-30~ 22---------------------------------------------------------

Source, Callender, (edl (1983), p. 1-91.
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Table AIO: AZIMUTH AND ALTITUDE OF SUN AT DHAKA.

~~-----------------~---------~----------~------ ----~----------DATE TIME AZIMUTH ALTITUDE
AM PM----------~- -------- ---------- --------~------- ---------------
NOON
12.00

'12'-30/

-------- ---------- ---------------- -------~-------
10.00 2.00 146'-6~ 3'10-18'

Dec:. 22 -------- ---------- ---------------~ ---------------
8.00 4.00 124°-t,8~ 15'-6'
-------- ---------- ---------~------ -~-------------
6.50 5.10 116'-12'" O'-O~

NOON
------------ -------- -~-~--------------------~- --------~~-----

-------- ---------- ---------------- ---------------
Sep. 23
Marc:h 21

10.00 2.00 124'-54? 52'-6'
-------- ~--------- ---------------- ---------------

8.00 4.00 103'-0? 27'-2'
-----~--------~--- ---------------- ---------------
6.00 6.00 90'-0'" 0'-0'

-------- --~------- ---------------- ----------~----
NOON 180.-0~ 88'-6~---------------- --~------------
-------- ---------- ---------------- --~------------.June 22
11.00

8.00

1.00
4.00

89'-0'"

770-18/

75°-54~

------------ -------- ---------~ ---------------- ---------------
5.10 b.50 63'_48'----------- -------- ---------- ------------~--- ---------------

S"urc:e,Interpolated from Callender, (ed) (1983), pp. 1-92 - 1-94.
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QUESTIONNAIRES



ENVIRONMENTAL EFFECT OF HIGH-RISE RESIDENTIAL BUILDINGS:
1. QUESTIONNAIRE FOR THE RESIDENTS OF H.R. BUILDINGS
(DATA FOR RESEARCH PURPOSE ONLY)

DEPARTMENT OF URBAN AND REGIONAL PLANNING,
B.U.E. T •• DHAKA.

NAME OF THE INTERVIEWER:

SCHEDULE NO.

DATE,

NAME OF THE HOUSEHOLD HEAD:

ADDRESS (~) HOLDING NO.
(b) ROAD

I. NUMBER OF FAMILY MEMBERS

(a) MALE ------~~~--------~~~

(b) FEMALE --~~~-----~~~~~---

(el TOTAL ---~~------~~~-~---
2. NUMBER OF CHILDREN IN THE FAMILY (AGE BELOW 13 YEARS)

3. PRIMARY OCCUPATION OF THE HEAD OF THE HOUSEHOLD

-' SERVICE

" BUSINESS

o , PROFESSIONAL

.1 " OTHER (SPECIFY)

". MONTHLY AVERAGE HOUSEHOLD INCOME

-' <3001 TAKA PER MONTH

" 3001 - 5000 TAKA PER MONTH

,eo



0'

"'

"

5001 -8000 TAKA PER MONTH

8001 -10,000 TAKA PER MONTH

10,000 - 15,000 TAKA PER MONTH

ABOVE 15,000 TAKA PER MONTH

NO ANSWER/MISSING

o. LOCATION 0' '"' BUILDING
., MAGH BAZAR

"' HATKHOLA

0' PURANA PALlON

" DHANMONDI

p,~- NATURE 0' SURROUNDING LANDUSE

., PURELY RESIDENTIAL

"' MI XED

0' CDMERCIAL

I " INDUSTRIAL

"' OPEN SPACE

f> OTHERS (PLEASE SPECIFY)

7. NO. 0' STOREYS IN THE BUILDING ~~-----
8. WHICH FLOOR 00 'au OWN/OCCUPY , ---~---

'"



•
9. TOTAL NO OF ROOMS IN THE APARTMENT --------

(PLEASE PUT ACTUAL NUMBER AVAILABLE)

BED ROOM ----~-----------------

DRAWING ROOM ------------------

DRAWING CUM DINING ------------

DINING ROOM/SPACE -------------

BATH ROOM/TOILET --------------

VERANDAH ----------------------

SERVENT'S ROOM ----------------

KITCHEN -----------------------
10 TOTAL AREA OF THE APARTMENT (IN 8FT) -----
II. ARE YOU THE OWNER ? (PLEASE PUT TICK MARK)

12 ; FOR TENANT, "'W MUCH IS '<E RENT?

., , 1000 TAKA em MONTH

" 1001 - 1500 TAKA eER MONTH

c> 1501 - 2000 TAkA PER MONTH

" 2001 - 2500 TAkA em MONTH

., 2501 3000 TAKA em MONTH

" 3001 - 3500 TAkA PER MONTH

,, 3501 - 4000 TAkA PER MONTH



", I I
4001 - 6000 TAKA PER MONTH

". COST OF THE APARTMENT , (PUT TICK MARK)

., 5 - 10 LAKH TAKA

" " " LAKH TAKA

c> " 20 LAKH. TAKA

"' 20 - 25 LAKH TAKA

., ABOVE 25 LAKH

" NOT APPLICABLE

" NO ANSWER

14. WHY DID YOU DECIDE TO BUY A FLAT? (FOR OWNER, PLEASE PUT
TICK MARK)

SUITABLE HOUSE WAS NOT EASILY AVAILABLE
ON RENTAL BASIS.
WANTED TO HAVE A DWELLING OF MY OWN.

FOR BOTH THE ABOVE MENTIONED CASES.

__ =:I ANY OTHER REASON (PL. SPECIFY)

15. WHAT WERE THE MAIN DISADVANTAGES YOU HAD IN THE EARLIER
DWELLING UNIT, MENTION WITH EARLIER LOCATION -..:.-----------.
(PLEASE PUT TICK MARK) .., TOO SMALL

TOO DISTANT FROM WORK PLACE



•

.,

TOO DISTANT FROM SCHOOL OF CHILDREN

POOR ENVIRONMENT

HIGH RENT

OTHERS (PLEASE SPECIFY)

16. IF SUITABLE HOUSE ON RENTAL BASIS WAS EASILY AVAILABLE,
WOULD HAVE YOU BOUGHT THIS FLAT ?

.,

i) I F YES, WHY ? (PLEASE PUT TI CK MARK)

., TO GET THE SATISFACTION OF OWNING A HOUSE

PROBLEM OF UNSTABLE RESIDENTIAL CONDITION
IN RENTAL HOUSE

FOR BOTH THE ABOVE REASONS

ANY OTHER REASON jSPECIFYl

iil IF NO, WHY? (PLEASE PUT TICK MARK)

•
., 1__ -

0'

KEEPING THE MONEY IN THE BANK, I WOULD HAVE
GOT MORE INTEREST THAN THE RENTAL VALUE OF
THIS FLAT .

INVEST THE MONEY IN OTHER PROFITABLE WAY.

ANY OTHER REASON (PLEASE SPECIFY)

,eo



'.
17. WHY DID YOU SELECT THIS LOCATION? (PLEASE PUT TICK MARK)

CLOSE TO MY PLACE OF WORK

GOOD TRANSPORTATION FACILITY

PROXIMITY TO MARKET/SHOPPING CENTRE.

PROXIMITY TO CHILDREN'S SCHOOL/COLLEGE.

.,

"

GOOD NEIGHBOURHOOD

ANY OTHER REASONS (PLEASE SPECIFY)

18 DID YOU PERSONALLY SELECT SPECIFIC THIS FLAT? (PLEASE PUT
TICK MARK)
.,

NO

j) IF YES, THEN WHY? (PLEASE PUT TICK MARK IN APPROPRIATE
ONES) •.,

d'

.,

EASIER VERTICAL MOVEMENT.

ADEQUATE SUN SHINE

ADEQUATE WIND

ADEQUATE PRIVACY

OTHER (SPECIFY)



ii) IF NO, THEN WHY?

.>

b >

WHEN I CAME TO BUY, THERE WAS NO OTHER FLAT
BETTER THAN THIS.

ANY OTHER REASON (SPECIFY)

19. WHY DID YOU SELECT THIS BUILDING?

.>

b>

THERE WAS NO OTHER ALTERNATIVE EETTER THAN
THIS FOR ME WITHIN MY MEANS.

MY FRIENDS/RELATIVES ALSO SELECTED THE
BUILDINGS.

ANY OTHER REASON (PLEASE SPECIFY)

20. WHAT ARE THE DISADVANTAGES OF THIS FLAT ?

A. ENVIRONMENTAL ASPECTS (PLEASE PUT_~ICK MARKS), '-- -,--
.> INADEQUATE SUN SIGHT.

b> INADEQUATE WIND" FLOW.

e>

B.
• >

b >

WIND TUR8ULANCE',

-----.I UNPLEASENT VIEW,

HOT IN SUMMER AND COLD IN WINTER.

GLARE FROM WINDOWS OF OTHER BUILDINGS .

.AMENITIES (PLEASE PUT TICK MARK)
NO SUITABLE SPACE FOR DRYING CLOTH •

IN CASE OF POWER FAILURE VERTICAL MOVEMENT
BECOME UNBEARABLE.

'28



.,
f>

"

"
,,

0'

INADEQUATE OR FAULTY LIFTS.

NO LIFT FACILITY

GARBAGE CHUTE IS FAULTY OR NON-EXISTENT

ADEQUATE WATER IS NOT AVAILABLE

POWER FAILURE OCCURES FREQUENTLY

LIFT SERVICE IS NOT AVAILABLE ROUND THE
CLOCK

NO PRECAUTIONARY MEASURE FROM FIRE HAZARD.

NO SOLID WASTE DISPOSAL ARRANGEMENT.

SOLID WASTE DISPOSAL ARRANGEMENT IS NOT
SATISFACTORY.

MAIN,ENANCE OF COMMON SPACES INCLUDING STAIR
IS NOT SATISFACTORY.

CHILDREN'S PLAY AREA IS NOT ADEQUATE.

NO CAR PARKING AREA.

CAR PARKING AREA IS NOT ADEQUATE.

,,
,,

OPEN SPACE INCLUDING CHILDREN'S PLAY AREA IS
NOT ADEQUATE.

_______ NO SHOPPING FACILITY NEARBY,

DOE5 NOT HAVE ANY STAND BY GENERATOR.

TAkES TOO MUCH TIME TO RESTORE POWER SUPPLY
AFTER A POWER FAILURE.

WATER RESERVOIR CAPACITY IS NOT ADEQUATE.



•

w,
"

"
,,
c.
.,

".,
"

INADEQUATE SUPPLY OF WATER BY WASA.

GARBAGE COLLECTION ARRANGEMENT BY
MUNICIPALITY FROM OUT SIDE THE CAMPUS IS
UNSATISFACTORY.

NO ARRANGEMENT FOR COMMUNITY RELIGIOUS
ACTIViTIES

FACILITIES FOR COMMUNITY ACTIVITIES
(LIBRARY, CLUB, SOCIAL GATHERING)
ABSENT OR INADEQUATE.

______I APPROACH ROAD IS NOT SATISFACTORY

===== { ANY OTHER DISADVANTAGE (PLEASE SPECIFY).

SOCIAL ASPECTS (PLEASE PUT TICK MARk)

CHILDREN CAN NOT TAKE PART IN GROUND
SPORTS EASILY.

OUT OF CONFINEMENT, CHILDREN ARE BECOMING
LAZY.

KIDS WANT TO REMAIN ISOLATED IN THE SCHOOL.

KIDS 'WANT TO REMAIN ALOOF FROM STUDIES.

KIDS ARE BECOMING UNRULY AND INDISCIPLINED .

UNSOCIAL ACTIVITY IN THE COMMON SPACES.

VANDALISM

SOCIAL COMPETITION AMONG FAMILIES.

CHILDREN CAN NOT BE WATCHED WHILE THEY PLAY ON
THE GROUND.
ANY OTHER (SPECIFY)



D. PSYCHOLDBICAL ASPECTS (PLEASE PUT TICK MARK)
., CREATES A FEELING OF LONELINESS

" CREATES A FEELING OF CONFINEMENT.

KIDS DO NOT LIKE TO LOOK DOWNWARD THROUGH
THE WINDOWS

" ~ FEELING OF INSECURITY

., OLD PEOPLE DO NOT LIKE TO STAY HERE.

" ANY OTHER (PLEASE SPECIFY)

E. DESIGN ASPECTS (PLEASE PUT TICK MARK)
., ROOM ARRANGEMENTS ARE NOT FUNCTIONAL

" SANITARY SYSTEM IS FAULTY

" PLUMEING SYSTEM IS FAULTY

" ELECTRIC WIRING INADEQUATE/FAULTY

., NO OR INADEQUATE VERANDAH

" SIZE OF STAIR CASE INADEQUATE

" OSCILATES TOO MUCH AT THE TIME OF EARTH QUAKE.

"' DEVELOPED CRACKS ON SLAB/BEAM/COLUMN/WALL

" __ -- __ ANY OTHER (PLEASE SPECIFY)

'"
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\

ENVIRONMENTAL EFFECT OF HIGH-RISE RESIDENTIAL BUILOINGS
2. QUESTIONNAIRE FOR THE NEIGHBOURS OF H.R. BUILDINGS

(DATA FOR RESEARCH PURPOSE ONLY)

DEPARTMENT OF URBAN AND REGIONAL PLANNING
B.U.E:.T., DHAkA.

NAME OF THE INTERVIEWER,
SCHE:OULE NO.

DATE ,

NAME OF THE HOUSE HOLD HEAD

ADRESS (a) HOLDING NO.

(b) ROAD

I. LOCATION OF THE BUILDING, PUT TICk MARK

ON SOUTH OF H.R. BUILDING

ON EAST OF H.R. BUILDING

ON WEST OF H.R. BUILDING

ON NORTH OF H.R. BUILDING

2. NUMBER OF STOREY OF THE BUILDING YOU ARE DWELLING IN,

3. WHICH FLOOR DO YOU OCCUpy,

4. NUMBER OF STOREYS OF THE ADJACENT H.R. BUILDING,

5. DOES THE ADJACENT H.R. BUILDING CAUSE ANY PROBLEM? PUT TICk
MARK

~~_I YES NO

6. IF YES, THEN WHAT ARE THESE PROBLEMS? PUT TICK MARK

PREVENTS SUN LIGHT FOR LONG TIME

CASTS SHADOW FOR A LONG TIME



,

•

.,

"

i>

"
.,
c,
.,
.'

c,

DISRUPTS AIR FLOW

DAMPENS SURROUNDINGS AND FLOOR SPACE

HAMPERS PRIVACY

SOME TIMES LITTERS AND GARBAGES ARE THROWN

REDUCES WATER PRESSURE

REDUCES GAS PRESSURE

CAUSES FREQUENT POWER- FAILURE

CREATES TRAFFIC CONGESTION ON STREET

TOO MANY CHILDREN MOVE AROUND

SMOKE PROBLEM

BAD ODOUR

SOCIAL PROBLEM

DISTURBS TV/RADIO RECPTION

WINDOW PANE REFLECTS SUN/GLARE

CREATES AIR TURBULENCE

INCREASES INTENSITY OF STORM WIND

DURING WINTER SHADOW INCREASES CHILLNESS



"
u,

OVER FLOWS EXISTING SEWER

CREATES GARBAGE CLEARANCE PROBLEM

ANY OTHER PROBLEM (PLEASE SPECIFY)

7. WHICH ARE THE MAIN PROBLEMS (SPECIFY 3 PROBLEMS ACCORDING TO
SEVERITY).

",
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