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ABSTRALT

High~ris=ze residential buildings are a recent ghenomernon in Dhaka
City. High-rise residential buildings are coming ug both in inner
city areas as well as in outer ciy areas, specially along the
main thoroughfares of the city and this type of housing market 1s
figurishing day oy day. Limited supply of buildable lang =nd high
tand price have made it almpst impossible even far the upper
middle incame groupg to  own a piece of land far house
construction. In this situation the upper middle income group of
people have become inclined +to the purchase of flats in their
offorts to find an abode of their own in the capital city. Being
encouragad by this market situation, a considerable number of
housing companies have became engaged in building high-rise flat
housing in the c£ity. But ithese high—ri=e bulldings are coming ug
sporadically and are being allowsd amidst low-rise buildings
without considering their environmentsl effects such as shading,
disruption of air flow, 1loss of privacy, interference on T.V.
receptien on the surrounding =rea and impact or existing
infrastructural, utility and service Tacilities. Also the
internal environment consisting of vertical transportation
arrangement, uninterrupted power supply, safety provisions,
other amenities and various spcio—cultural and psychological
requirements of inhabitant=s of different age groups are not

being given due impaortance in these high-rise buildings.



In this study attempts were made to evaluate above mentioned
aspects of environment, both internal and external to these
buildings, and %o establish a relationship between lateral
clemarance, height, building coverage as represented by the Floor
firea Ratio (F.A.R.} which izt a measure of intensity of landuse
and various other environmental qualities. Also, goveriment
pnll:iqf on high-rise buildings were reviowed. The study
jdentified the problems of residents of high-rise buildings and
its neighbours, also the proeblems of public agenciesn 2iving
services to high-rise buildings. It was found that the piroblems
faced by the neighbours of high-rise buildings were pnsitivF{v
correlated with the F.A.R. of adjacent high—rise buildings aéd
calls Tor imposing F.A.R. restrictions at appropriate levels
considering existing tnfrastructure, utiiity and service

facilitims. At the end, some guidelines for zoning restrictions

considering F.RA.R. were formulated.
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CHAPTER 1

INTRODUCTION, OBJECTIVES.,
METHODOLOGY AND SCOPE.
1.1. INTRODUETION

Urban housing situation in Bangladesh gspecially the housing
situastion in Dhaks City had long be=en ungatisfactary. both
qualitatively and guantitatively, inspite of wvarious measu’es
taken by the government at wvaripus times. The back leg of housing
in Dhaka City wenrt on increasing with the increase of cltwv

populatian,

Misuse, under utilization, speculat:ion snd scarcity of land and
high price of canstructian materials are the main reason=z of the

accumulating of housing back log.

Accumulation of a4 sizeable amount of maney {(but net as much as to
buy & parcel! of land} in  the hands of wage earners working
abroad, smm; business men amd high income group of the countey,
and the prestige and social sscurity attached to the ownership of
3 house or flat, led to the generation of demand of residential
flats in the city and under this si1tuation real estate deve lopers
came forward to meet the demand and paved the way for large scale

growth of residential flats or aspartments including high=ricse

apartment housling.
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The grawth gf high-rise buildings, particularly high-ricse
residential apartments, is a relatively new phencmenan tn this
tity. The pros and cons  of high-rise livimg is still uvnknocwn o
the general buvers ef the apartments. tThes2 are also cammonlvy
believed to be the sclutian of housing problem in the wake of

szarcity and high price of laad.

The absence of multi—-owner building constructipn Tules  and
building codes containing specification for canstruction. =afety
provisions, amenity, socic-psychological and EHvijnnmEntaJ
requirements has created the admixture of high and low rise
buildings with subsequent problems boeth internal and sexternal to
the building and threatened toe cause deteriaration of the over

all housing environment (Enam. 19841,

Hence it is high time for situdying the housing eovironmernt khoth
imside and outside high-rise residential buildings and to make
suggestions regarding high-rise residerntial bulldings.
1.2. DBJECTIVES OF THE S5TURY
The gbjectives of the study are
(a) To determine the effects of high-rise residentisl
buildings aon sun shine, day light and wventrlation
received by the surrounding siructures and other
problems felt by the neighbours due to adjescent high-

rise buildings.

*;



bl To determire a relationship between lateral clearance,
height, building coverage as represented by floor a&rea
ratioc (F.&.R) and the housing environment containing
=un shine, wventilation, privacy, amenity and other
socio-psychologlcal requirements of the residents.

[l To review government policy an high-rise residential
buildings.

(3] To develop some guide lines for zoning restrictions
considering F.A.H.

METHODOLOGY .

The objectives were operaticnalized in measuring guality of

housing environment with the problems felt by the residents

and nreighbours of high-rise buildings as indicators by an

arhitrary scale (Modified net i1ndex value of problems)}

developed by the suthor  and carrelating this modified net

index wvalue of problems associated with the burildings with

the floor area ratios. The modified net index wvalues of

prablems were freated ac dependent variables and floorr area

ratios as independent wvariable.

in caleulating the floor area ratics of the bulldings, floor
area including the wall area was taken as fleer ares of each

storey.

In selecting samples, random sampling of residents  and

neighbours were adopted.



The study was carried out in three Phases

1.3.1.

1.3.2.

LITERATURE SURWEY:

Relevant litersture published at the national and
internaticnal levels was surveved to have & basics
of understanding and tg cellect information from
published and unpublished saurces.

COLLECTION OF DATA:

Data has been callected in the following way

al Questicnnatre survey: QGQuestioonnaice survey
Was carrvied out to collect information about
the problems faced by the neighbours and
reciderts, Two sets of guestionnaires., one
for the residents  and the other for

neighbours, were' used,

™,
b Interviews: Interviewé“xwgre coaducted with
knowledgeable persons of the Flanning
Commission af Bengladesh, wirban Service

agenciee such as WASA, Titas Gas Trapsmissien
ard Distribution Company. Dhala Electric
Supply, Dhatta City Corporation. Faidhant
Unnayvan Kartipakkha tRAJUKY Directorate of
Fire Servic amd the Traffic Division af Dhaka
Metropolitan Police, Meteorological

Department. real estate developers, etitezs of
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the city and professionals imcluding

architects, planners and engineers.

1.32.3. AMNALYSIS OF DATA
Nata collected inm the above way was analysed and
information was generated, from which inferences
were made.
SCOPE OF THE S5TUDY .
AAJUK's definition of tall buildings as  buildings above six
storeys was accepied for the study. Since residential
apar tments with 13 or more storeys are yet te be inbabited,
other puildings, viz, Hotel Elysium (10 Storeyedi. Aziz LCo-
operative Housing (9 Storeyed) snd Property Enclave (8
storeyed) at different sirategic locations -~ Hatkhala.
Purara Paltan and Bangla—Motor werg studied in respect of

bogth the resident= and neighbours.



CHAPTER 2

URBANIZATION PATTERRKN AND URBAN
HOUSING SITUATION IN BAaNGLADESH -

In this rchapter urbanization patiern in  terms of population
growth, econgmie conditian and urbkan housing situatiaon inclodino
definition and sigrificance of housing, housing stock, effeckive
demand andlaffnrdability of howusing in Bangladesh in general amnd
im urban areas in particular bhave been discussed. An over view cf
gavernment efforts in tackling housing problems as revealed in

the Five ¥ear Plans have alss besn made.

2.1. URBANIZATION PATTERN

Bongladesh (Fig. 2.1}, occupying a land area of 55,598 =g. miles.,
iz bpne OF the most densely populated countries in  the world
having =a critical map—land ratic of 1700 : 1 . Populstion in

cenzus years 1951-Bl is given in the following table.

Table 2.1 : POPULATION IN CENSUS YEAR: 1951-81.

Census k 195 1961 L 374G 1981

year '

Pepula | 44165000 55228000 | 76398000 89712000 |
tion i i

Source : Statistical Year Book of Bangladesh: 1987 (1988), p.35.

Inter-censal growth rates of population between 1291 and 1981

\-\.

are given in the table below.



Table 2.2 : INTER-CENSAL GROWTH RATE OF POPULATION: 19351-81

T
Census 1 1751 1941 PG 1781
YEaT
Growth 5. 14 2. 04 E 39,35 17.69 |
in ¥ :
. i
Expn.Gro- .50 2.248 Z2.44d 2.3e
th rate |
| i

cource: Statistical Year Book of Bangladesh: 1787 (1%88). p. 39,

The growth of urban population had always beesn more  than  the
total national population grawth. The annual rotes af  wovban
populaticn arowth hetween 1PStand 1980 sre shown in the following
table.

Table 2.3 : ANNUAL RATES OF URBAN GROWTH: 1931-1%80.

Period Fate of urban population Hate of Mational ;;;ulatinn

growth{Percent per annum} i growth{percent per annwm}
1951 -41 3.72 1.92 -
1981 -74 5.70 .65 ‘
1974-1980 &. 70 ] 2.460

Source: World Bank (1781}, p.t

The agrowth of urpan population was more roncentrated 1in the
larger =six cities. The cambined rate of growth in  the=e Ccities
was § percent between 1281 and 1374, Fepulation stze distributieon

of cities in Hangladesh is shown in the following table.

Warg wise population distribution fer the year 1991 and estimated
populatien distribution for the yvear 1990 of Dhaka Metropolis are

shown in Fig. 2.2-C.3.



Table 2.4 : SIZE DISTRIBUTION OF LITIES IW BAWGLADESH,
I i |
Cityl | Fopulaticr Anria grnuthi Foepulation % Y oof fotal i aenual growtik:
urkan M, Lakle L3 { wrhan rake
ares imtllion! 1701 -4 tectimated? ‘ poputaiien t¥7a-80
ih Bl lazcuseg;
ELE 1,55 B4 1.5 2B Bl 5.0
thitts | .95 X 1,48 12,4 7.10 E
-gaHg i
khulea | 0.48 5.9 .70 g .40 °.%0
| kymes- | 0,12 .8 0,14 1,06 3.20
ehingh
1
Fazshaht} @.13 2.7 L .60 N f
: ;
} !
Barishal| 0,093 2.4 0,12 [ I R |
Totil B.0 4.7 BB HLY 5,70
. Fopue.
1
Source: kWorld Bank (1781}, p.l.

Migraticon is the main cause of rapid urban growth., Migraats to

major cities froam rural areas per vear increased five tald

between the census periods 1951-1%945)0 and 1945174 from an average
of about 40,000 people per year duraing the first period to  about
200,000 people per year during the later pericd. Only one ouk of

1741, By

every seven pedple in urban aress was a rural migrant in

1974 two out of every five urban dwellers were rural migrants,

The following table shows the share of migrarnts in the population

of the three major pcities.



Table 2.5 : MIGRANTS TO MAJOR CITIES: 19&41-74

Ciky Ectigated Ho | Higrants a= | Estimated Spustters az progeriion of
pf nigrants Freportin ef) squatter pigrants L1¥7Y

tetal pepula-! populatien
Yron (E974) {1974}

! Bhaks CTY R 5t 172, 10 i 187
Ehittageng 70, 000 43 B DD 7
thwins BET, B | 59 $4, (00 | 215,

Eource: Choudhury et.al.,(197&) guated in Worid Bank (1981).p.°5.

2.2. URBAN BROWTH PROJECTIONS: 1980-2000
Oifferent authorities have preojected urban growth of Bangladech

with different assumptions as revealed in the follawing table.

Table 2.4 : SUMMARY OF URBaAM POPULATION PROJECTIOME FOR
BaMGLADESH: 19B0O~-2000
AOENCY 2060 Tetal clfd urbar Perceat Azzupptrone fhetkadoiogy
frojected peetlating urkzn
Fopulation fin maklion?
{rn esllione)
b
Governaent of Planning {eemicciond 118 i ) £ £7.5 AEzmhe  HRER=] by 1339,
Bangladesh Faper sercentec fo fontinued erkam growih at a2k
HNFP& Eonference i
| - ‘ 1
Yerig Eank Bezppd popuiziicn 136 in.g 3.4 1 WRR=1 bv 205 1
Froject appraisal urkan populabien 304 of lekad
aceapkion |
World Hand Second popelation 147 i1 KHRE BRF=F bv 2035 urban gopulstion
propect appraisal g ef total
gesuspiion 2
BMAIUEF Preylation regert §lowl £35 KL ET.0 Tndepedent projections of
axtiogal populatien. lrbzn
i pogalatepn aszomed ko be 2TH
i ]
DKGHUDR Fepulativn Teportihighd! 1S | ¥3.5 21,0 | Came 2 above
:

Gource: World Bank (1%8B1), p. 12.
The table indicates that the wurban population of Bangladehs may
reach 44 million in the year 2000, which is almost 3.3 times of

present urban population.



Major cities of Bangladesh would experience RO T e EEvEre
population growth as revealed in the following table.

Table 2.7 : POPULATION PRDJECTION FOR MAJOR CITIES: 1980-2000.

Citv 1984 1Mustrative coM gro)ectars
Foputztion
imittinped fizzuped annual| Pepulation
. i Rale of Gropwik| (millinns!
!
[haka 4.4 i %.d
Ehi {4 agang [ 3 I
¥hulrs 07 i P 2.3
Al uzban popelation 11,40 E g.1% g 3901

Source: World Bank (1981, p. 13.

Z2.3.ECONOMIC CONDITION OF THE COUNTRY
Bangladesh is one of the least developed countries of the wor g

and the per capita income of the population is one of the lowest

{® 120.00 per capital in the world.

Till 198B-B? the agricultural sector played the majeor (nobt lese
than &7 percent! role in the sectoral centribution in GOF. lhe
contribution of industry to the GDP is less than 10 percenk. The
follawimg table shows the contribution of different sectors im

the GOF of Bangladesh. .
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Table 2.8 : SECTORAL COWNTRIBUTIOM IN GDP {(IN 1784-83) PRICE tIN
CRORES OF TAKA)

Sectar FARBe-27 | E937-8E 4 gremth from | 196E-99 | 4 gresth frae
1 i Previews year ! festimeded] | Frevieds year

Agriceliure 17,00 7,528 0,45 17,847 i-ih43
{h%. 80} fo8. T 47530

Endustry i I, 0% 3.9 3,734 {41542
970} 9.7 [0, 191+

Eleciriciyy I b 14,55 ER (th1d.68

angf Bae {084} .94 1,050+

Eopstruckicr 8RO 947 .07 5,007 [+}11.34
[2.48) 243} {2,871

{itherc £3,E7¢ 13,942 E.l 14,4725 {++3,04
13713} 137,711 39,4514
33,78 36,777 2.9 37,247 2.0
(HIH ti0d] [1GiHe

Source: Planming Commission, guoted in Bangladesh
arthonaitik Jarip 1988/8% (198%), p.17.

Figures in parenthesis indicates percentage distribution.

The per capita GNP ofHangladesh i= one of the lowests in  the
world. .The following table shows the comparison ef  per capita

imcome of Bangladesh with that pf other countries.
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Table 2.% : PER CAPITA GNP OF SOBME COUNTRIES.

Counity Fep. (nd bHF GR® Fereinn Infiatice

frig . 1950 Fer cag. gTuwth debt £rl
dganisan 94 e
wertia he R
erglatdh 104 e eas ow.  ner
Buta o wo o ne reom. s
el 8 T

Brane; iI,2 #57,004 .54 ol 2.3%

e
Caota TR wo o ow wa.om
mw e e am wLm. an
pgerg TR T en
I T
oz wa | um sm o enb, e
e wma @ eW ow S
flasia ny ot Be Bes. est
at v W L e e
bisten T G sm s s
hilippises M5 v am e s
cnppure T wm s oW U
stk feres  RR1 T
1 leks me i ew sma.
en me ase tm w o
faod wh dam L% wnw. se
T T erie aa s A

0% s.e. et creditor.

Sogurce: Asia week (197900,

iz



.

The economic weakness pf the country is indicated by the negative
growth 1n per capita income as is evident frem the following
table:

Table 2.10 : GDP & GROWTH IW FERCAPITA INCOME (AT 19B4-8% FRICE!

De=scription 1984-83 1¥85-B4 1985-87 L1957 -88
GLF in crore TK Fae3s 43110 41377 42329
Fopulatiaon FPe.0 1017.0 1041 .0 1046580 C
(in lakh)

Percapita income 3883 744 3FF4 3787
1Tk

Growth rate - 4.1 2.7 2.2

in GDPOKD

Fercapita growth 1.5 1.3 t 30

of GDF in percentage

Socurce: B.B.S. quoted in Bangladesh &rthonaitik Jarip 19BR/B%
{198%).

External assistance played the role of "Prince of Wales” in  the
arnnual development programme, the level of which went up to  as
high as 94 percent of the totzl zhnual development budget as
chown fram the following tabkle.

Table 2.11 : EXTERNAL ASSISTANCE AS PERCENMTAGE OF ADF {19854-D71

Yasr Srze of ADP fybernsl astictance  Extermal a=siciaace
{im croree of Takad  {ia croves of FLI ac % of RIF.

e mee e ome
WEE wa we
e weam mws ma
s s e we
e ema awa waw
o e wween  ew

Source: Budget Summary Statements. (85-B&, B4&-B?, BY BB, BB 87,
g7-80!, Ministry of Finance,GOB.
# Estimated budget.
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2.4, INCOME GROUPS IN URBAM AREAS I BANGLADESH.

The following table shows the distribution of haou=ehold Incame
groups in urban areas in Bangladesh. The medium low lpcoms qQroup
with a monthly income between Tk. 750-2499 comprises 358,63

percent af the total number of houzeholds.

Table 2.18 : INCOME GROUPING 1M URBAN AREAS IN BANGLADESH: 1981 BZ.

Broug % of wrhan | Nemthly hewsehold ! dversge Monthiy | fverape Nonthly % ef Hrbar
Hib Incgae Eroszsiin Tho11 Inceae per HfH.tTk.]i Exndb. ger H/H. 6Tk} Houzehalds

st | owm ["f;;; """"""""""" wa wa vt
' i"EEHEIE;;"""""""";;_%35""' @ o
| e e o s
Cowews  wese  wma W

T e Cemes e
e mee P

ene-aiey P ama e

Thwew | mms mes e

, Cwerw wew et ne
gue | 2 | wesws T oo N
Toose seem swa %
e wrz s T

ST DY wase g Lo
W | Lmo L ewe  wwess Cemar ow
wa s | Wges aohss msst e

Sgurce: Bangladesh Household Expenditure Survey 1783-84,
B.B.S.,!1988 p.57.

There 1is wide spread poverty in urban areas specially ia major
cities. The following table expresses the wvarious indicators of

urban powverty in major urban areas.

1



Table 2.13 : DATA ON URBAN POVERTY IM THE MAJOR MUMICIPALITIES.

Mumicteality ! Thaka 1 Kfulna EEhittagung 1 Aaskeh
Fercentzae 6f Populaticn living 7% 13,503 3 Al
in sgquater sektleppents

Ferceatage of Foprialiom in Itk Jak 154 2%

Eopr Comatpities

Bverage Moathly houze hote B an 473 i
incomg in opoor wiban

coamnnities (199E)

Medtan rent Fard inidlroan G 12 £d 27
fger Tammenities

Spurce: World Bank {1981, p. 14,

14!

2.5. DHAKA'S SHARE GF THE NATIONAL. ECONDMY AND INVESTMENT.
The capitel city of Dhaks enjeys the major share of mnatioanz)

economy and investment as expressed in the following table.

Table 2.14 : DHAKA'S SHARE OF MNATIOMAL ECONOMY AND IMVESTHERI .
Criteria Dhska az percent af | Feriod
i netional fotzl 1

Manufacturing employment 47Y% 197&=-77
Employment tn jute and Textiles Tou 197&~77
Private industrizal investment S5% 197677
Public sector investment oo 197779
Physical Planning and housing sector 874 1978-80
allgcation

Ko. of Government Housing units assigned &8 1980-85
in SFYP

Source: World Bank {171}, p. 7.

2.6, MHEAMNING OF HOUSING
A house may be defined as the shelter far rest, safety and

comfort, and for protection against enemies and wvagsries of

15



climate. It includes space for rest, for sleeping. Tor gfooking
and bathing. But "housing" does not simply mean the physical
strurture only. It includes aleng with the physical strucinre
used as shelter its environs and the services, facilities =and
equipments needed for the physical and mental health and eocial
weli-being of the family and the individual. [t also includes

residential environment and neighbourhood.

A proper residential environment plays a gignificant rele in  Ehe
development and well-being of 5 nation directly ar indirectiy. In
the direct role housing serves as Ehe are; where khe indiwvidual
becaomes capable of experiencing communlty and privacy: shelter
and protection agalnst hostile physical forces and disturbances.
In its indirect role housing serves as the area whare an abimndant
supply of social relationship and services such as places for
sacial interaction. recreation, sports, social welfare argd heal th

prntécting services., shopping ang transportation are sarcessible.
"Housing" has been defined in 19461 by World Rmealth Organisation as:

"Rasidential environment, nelghbourhood, microdistrict or
the physical structure that mankind uses for shelter and
the environs of that structure, incliuding =211 necessary
services, facilities, equipment and devices needed o
devised for thke physical and mental health and social  well-

being of the family and the individual™.

Indeed, the primary objective of housing is health and the Rome

ar house 15 an instrument of heslth.
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A housing environment should be an index of the =social health,

happiness, sccial justice and dignity of the inhabitants.

2.7. UABAN HOUSING SITUATION IN BANGLADESH

Urban housing situation in BHangladesh has rEver been
satisfactory. Sgueezing the sociclogical scale of “housing"  to
dwelling uvnits only, the following tabkle expresses the opresent

extent and level of dwelling untts iIn the country.

Table 2.13 : DWELLING UNITS BY TYPE (FIGURES 1M LAKHD

iﬁrea lTutaI i ] Pyrra

y ¥Beni | | Wetchs ]
Furca i
i
Urban 20,48 13,81 3,21 2,17 i1'w P one 3 1544 ] I0E
;
| 1 .
Fursl §27.43 5615 ; .55 D45 1 },45 b % 125,13 g4, 5¢
5 1
4785 a0 | e 2,58 Ia.ﬂe £, 0b 160,67 1 95.04
§ H
i ]

Spurce: Statistical Pocket Book of Bangladesh 1984, Hangladesh
Bureau of Btaticties, 1787, p. 147.

% Pucca dwelling consist of cemented roef a&snd bGrick
masonry walls. Dwellings with tiles/C.1I sheetswood acs
roofing material. brick masonry walls are semi -poccs
angd all other types of dwellings are included ia lkatchsa
twellings.

r
Out of 147.82 lakh dwelling units of the country only 13.81
percent ie. 20.42 lakh units are situated in urban sress =2nd 3.1

lakh units sre puccs, which is only 2017 percent of the total

dwelling units of the country.

Eziid urbanizration and poor ecornomy followed by inequitzble
distributiom of resources have created serious housing problems

such as high occupancy as shown in the following table.
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Table 2.1& 1 AVERAGE OCCUPANMCY PER UNIT InN MAJDR CITIES OF

Ba&MGLADESH .
FPourashava ) - ﬁéerage QCCUpanCY §
i (Municipality) {Fersons per unitl
L?éﬂ f roms
Dhaka ! - 5.5 - 7.7
Maravangan i E JZW - &.1
Chittagong _gfg- g =i i
Kh:?na o i 5.5 ] a.7
- —1

Sources: World Banmk (1981}, p. 231.

2.8. AFFORDABILITY OF SHELTER

The affordability of shelter by the urban househelds is extremsty
low. Oniy twenty percent of households in Dhaka Eity can afford
more than Tk. 17,5300 as initiel investment for housing. a&as
indicatead im the fallowing table.

Table &.17 : AFFORDABILITY OF SHELTER BY URBAN HOUSE HOLD
1279/80

fpprox. Howsz 1 Azzisum sootdly |Mac.hih esperdiivie for hooset Rfforéatle Initial
held 1REDAE tin IncoasiTe} inveciment at 134
percentice swer ©b vear 195 dewn
tall urkan | savaent Tky
areisi
i t {Tk1

gl &R ? bk 5. 560

i T I i 7,046

af #ah Iz 1ag %, ci

gl I 16 187 11,504

Gource: DMAIUDPE (1981), cited in World Bank (1981), p. 32.
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2.%. ESTIMATED DEMAND FOR NEW SHELTER: 19HG—2000

Reguirement for nasew shelter in the pertod 1280-2000 hasd besn
estimated By World Bank mission and published in the urban sector

memorandum.

Table 2.18 : ESTIMATED MEW SHELTER REGUIREMENT IN MAJOR CITIES
IN BAMNGLADESH: 1%80-2000

| 1989 2 l {9B0-C0HA) Mew hrezisg
F

untts reperedé tO80)°

|Fomulation | RiR0TO800E Popelatien [kl

| tnillien) ;M:lliun] | |
T
hitbe  Las om0 b0 o w
ol v o as W s
wwl | lLe L@ w4 oam sam

Source: MWorld Hank (171, p. 32.

£.10. PUBLIC POLICIES AND STRATEGIES IN HOUSEING DURING DIFFERENT
PLAN PERIODS.

Housing situation had lonag een unsatisfactory. both
gualitatively and guantitetively, Afiter the sesparatian of India
in 1947, wurban housing situation deteriorated mainly due o
migration of refugees from across the border and alsc by vuersl to

urban migration within the city.

After the emergerce of soverelign Bangladesh in 19710 wurban
housing situation topk a serisus twn. The government +tried to
face the problem through different policies and meazores  inm

different plan periods. These are summarised below.
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In the First Five Year Plan the government tried to formulate
long term programmes based on rational analvsis and study of

gemand fTor housing and to off set the back Iocg of housing for

government staff through shart term programmes such &5
construction of multi-storved apartments  in urban aregcs,
Provistion a¥ mirimum shel ter in planned gnvirgnments,

arganisaticn and financing of co-operative housing societies,
framing adequate controilling and regulating measures including

hHouwusing rcode and building bye-=laws to check onplanned and

teaphazard wrban development. #Alonyg wikth this, o matrntain =
decent urban environment infrastructural and wrban sErvice
farilities weT B also Qiven impartance, iF1lamaing

Commission, 19731,

In the two wear planm., role of physical Plamning in Ehe country,
especially for the urban area was given more impertence tog
maintaln appropriate environment and 2lso *o control poliution,
Provislion of housing for government staff includimg the low
tncome group at district head guarter level was also =pught. Some
policy guide line was puet fTorward 1n the plan book, such  acg
better enforcement of existing laws and formelation of nececcacy
legael proavisions to copntreol hephazard arban gr?wth, estahlishment
of o “Matiomal Housing Authority"” to  take care of large =rale
fiousing For low  income grouvps, smallsr plots to be offerert by
DpIT, Cha, K& Ffor serving a largsr number af people it the walke

of scarcity of land, better co-ordination and restruocturicg of
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various agencies for harmonigus and efficient developme=nt in the
urtan area and promotion of public awaremess for maictalining

decent housing environment. (Flarmming Commission, 12781,

In the Second Five Year Plan the goverrment oot-laok fowards
providing large scale housing for its staff changed, on the
assessment of being able to provide only §-2 percent of total
demand of government housing. FThe policy of previding large scale
housing for its s=taff was limited ¢to providing bhousing in
zelective cases in specific placges to achieve varioug sacio

economic—political cCauses. This was done to establish bhetber
squity arnd social justice among government staff. Poiicies of
providing high cost multi-storied housing were reviewed and
mEasures tog mimimize unit cost of hoausing were taken. Instem) of
this, provision of site and services and measures for otilizing
house rent and private savings of government staff in develeping
housing was taken. For the over all growth of housing essy term
Tinancing and construction of multi-steryved Tlats for hire
purchase was introduced. Fhysical environment being of concerr,

1

measures were taken and fund was allocated 1n this Flan pey iod,

{Planning Commission, 198H0:.

In the Third Five Year Plan, the prescription for private sector
participation on & large scale was given an accute chortage of
public resource. Public investment was kept limited to  snuatter

resettlement programmes, core  housing pregrammes for relatively

2



disadvantaged groups and prowvision amet extension of

infrastructure and service Tacilities only.

For the growth of housing stock at district towns, steoategy of

"Sped fund" was taken.

For the gver all growth of housing stock fiscal and financial
incentives such as availability af loans, special interest rate,
tax exemption on income, were aiven. Legizlative mesasures for
better control of housing co-pperatives and restricting one
family from heving mogre than one plot of specified size fthrouwgh
amny source within the decliared City limits +or house

construction.

Unplarmmed haphazard urban growth remained as a2 headache and an
endeavour to check it, preparation of master plans for wrban
areas and greater co-ordination among various organisations and -
strengthening of their regulatory functions were given more

importance (Planning Eommission. 19831},

The caumtry has launched its Feourih Five Year Flan. preliminary
thoughts sbout the Fourth Five Year Plan, which is 2 part of a 20
year perspective plan, has been published in Bangladesh aid
Memorardum 8%-%0, indicating poverty allevistion., promotion of
s2lf reliance, creation of employment through rural development

and linking agricultural and industrial developments, at the
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expense of spcial oqverhead c¢osts, kespling decentralization of
administration for the betterment of people in mind, (FlAanning

Commission and Extermal Resource Division, 198%).

In this back ground thse goverament would prefer  to pursue the
guiding and regulatory role in the housing sector., especially for
urban area, by creating a new private sector housing finance
institution and restructuring of House Building Finance

Corpoaration.

Implementation of large scale salvation schemes for " urban
infrastructure and service agencigs would rpot be possible for
resogurce  constraints— in the aim of eguitable distribution of
resgurce, balanced growth between regions in the light of
decentralisation of administraticon. Hence formaticn and hetter
enforcement of law and bye-lesws are the only tools 1n the hands
of the goverrmment toc maintain livable housing enviromment in the

country, ard in urban areacs in particular.
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CHAFTER 3

HIGH—RISE BUILDIMNGS IMN DIFFEREMNMT
PARTS OF THE WORLD.

Living in high-rise apartments is not new in the developed and
developing counktries. Citferent countries hawve different
gxperiences in high—rise living. In this chapter we would discuss
some of the experienrces with regard to the growth and development
of high-rise residential bulldings in different parts of the

world.

3.1. EXPERIENCES TN HIGH-RISE BUTLDINGS IN U.S5_A.

In the end of the 19th century and at the begining of the 20t
century high-rise building began to sprinmg up at different
places specially in New York and Chicago without caoms:idering the
existing infrastructural facilities such as transportation
syvstem, water, gas and slectric sypply, telephone networl:, aret
all of those facilitie=s had to be improved substantiailly 2t a
very huge invesiment. America. the wealthiest part of the world
managed te afford that; The geners]l public along with the awners
of +the high-rise building, had +to bear the cost  of those
redevelopments added to that wa= the cost of degraded physical
envirgrment. As a result, regulations limiting the bullding hight
were introduced in the different cities af U.S.A.

"few  York city  and Washingtan. D. . are Tamilier

gxamples of regulations limiting building height. but

in differnt ways. In Mew York the approach has been to

=3



iitmit the total volume of the bueildimg relative to the
site, primarily to provide 1light and air to  the
street. Earlier zoping codes emphasized building
setbarks, whereas more recent thimkings has tavoured
ground level apen space. Both rules 1limit congestion,
but many observers believe that neither does it
sufficientiy. MNew York represents the s2xtreme  example
of congestion induced by tall buildings, buet there is
nog clear indicat:ion that it would be more DIDSPEITOUS
if an absoclute limitation were ucsed to torce
horizontal disperston. One admittedly subjective wiew
is that Wew York demonstrates the present superioritw
of wertical tramsport Tor relatively short trips. Nhe
continued construction of tall paildings  in the
midtpwn ares s=ems to be evident that there are =till
net positive returns to tall bulldings". tCTH, 1941,

p.318}.

"indeed,for poor families that have migrated from rural
areas, life in a high-ri1se elevator building can prove
tec be & disaster. Epitomizing this was the pruitt-Tooe
housing project in St., Louis. By the 2Z0th amniversary
of its opening (in 1974, the United States agovernment
saw rnt other alternative but to complefiely raze a2li 3o
of 1i-story structures. Conseguently, public housing
agencies in American cities have been reconsidering
their policies on high-rise housing. Similacly. the

British government will no longer support higbh-rise

=&



public housimg -.-cceeeecoann A mew  zoning amendment
passed in Mew York city would serve to discouraege high

rise apartment buildings", (CTB, 1?81, pp.257-258).

3.1.1. AMERICAN CRITICISMS IM ECONOMILC WVIEW FPLOINT:

From the economic point of wiew the tall bulldings 1n FRmerican
cities have resulted the following experiences for the citw

agtharities:

"1 Instead of ‘"subsidizing" the municipal budgel, as
ctaimed by real estate interests, downtown hiogh rise
districts wusually return fewer dollars than they cost
in supporiing services.

{2} Instead of providing relief for bome-owners throwgh
assessments on new high-rise buirldings, property  tax
payvments which sccrue actually decline as = proporktion
of the city total.

(33 Rapid grewih i1n downtown high-rise land wvalues rends
to "ripple out" top surrogunding nelghborhoods, cavsing
assessment  tnereases and leading, in many instances,
to the deierioration aof & neighborheood's original
character.

(&) Ehanging patterns of langd use which result from high-
rise develppment termd to drive middle income residents
to the suburbs and up set the demographic btalancez of

cities.
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Howewver,

criticism

Iiflj

(2}
(3}
(&4
‘i
(5)
%

Tramsportation facilittites ko service skyscrapers cost
taxpayers staggering sums of money.

llaw enforcement Tor protecting the downtown hiah— rise
district costs considerably moare per capita than what
itz reguired for protecting the rest of the city.
High-rise buildings cause substantial amount of Alr
and water pollution which cost the clities large sums of

money to clean up, "{(CTB. 1981, p. 2&4-2&85).

the proponentis of the high-rise buildings counter  such

by claiming that:

High—-rise bhuildings are necessary for new FkFinds of
office emplayment in finance, information processind,

and service trades.

Limiting the height of tall buildings would redirect

business ta more congenial =sites out side the citwy,
High-rise revenues exceed the costs of servicing them,

Greater downtown density made possible by high rise
bulldings encourages greater uase of  public transit,
thereby decreasing the wuse of automobilles arnct

diminishing traffic congestion and air pollution.

High-rise dewvelopment allow more open space boath
wikthin ang proximate to the city which can be enioyed
by all citizens (S5an Fransisco FPlanning and Urban

Renewal Azegciation, 1973, (CTB, 1981, p. 25653,
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3.2. EXPERIENCE IN HIGH-RISE BUILDINGS IN EUROPE
Furopian experience with t=l1 buildings differs from the American
experience to the extent that the public sector has plaved a

greater role through planning.

Fublic sector control inm Europian cities had been strong 10
development contral through various planning measures, such  as
limiting city stze far ceriain periocd, restricting constructian
of high-rise buildings in certain areas, allowing few high rise
Buildings then again 1lmposing restrictions on high rise
developments, and even limiting maximum height of buildings. In
France, for example, during the presidency of Fresident Yalery
Giscard d'Estaing legislative measures were taken curtaliling the
ownership +ight uwp to a maximum height, above which the land
owner would not have any right, just the owner of land does nol

have any right on the subsoil.

in the context of high-rise constructien, the Greater London
Courncal has proposed that urbam land be classified 1 three

categortes as follows:

“"i1} Areas in which high buildings are sppropriate- within
or without 2 visual relatisnship to famopus areas  of
special character; within or With E] vigual

relationship to other areas of high environmentsl
quality ar unified design ; situatiens in whichk high
buildings would spoil traditional or TFamous wviews;

major high points amd rridges.
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{2) Breas which are particularly sensitive te the impact
af high buildings-~areas of visual significance such
as other high points areas of rural character; certain
Thames—side areas; areas aof architectural or histaric

interest: other aress of metropolitsn  importance.

{3) Areas in which a more flexible or poesitive approsch s
possible—this partains to areas mot covered by the

other categories", (CTB, 1931, p.259}).

In additiom to the aforementicrmed esthetic effects Functional
aspects are also given due importance by the Greater London

Concil. by restricting high-rise building 2t locations such as -

"1} In the wvicinity of aercdromes of all types.
{2y Within telecommunications beam channels.
£3) In the vicinty of high chimneys.
(4] On promotories on the lower Thames where they ma2y  form
navigational hazards.
{5} Where deep foundations might affect exiszting
underground (subway? tunnels and proposed voutes  tor

rnmew lines", (CTH, L9981, p.246%1.
3.82.1. PRACTICAL EXAMPLE (U.k.)

In the 405 —— the vears of optimism and confidence in future of
. K. a 'mew town' Killingwarth near Mew Castle was developed

amidst ambitions and expectations.
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At Killingworth a cluster of 27 multistory residential buildings
ranging beiween & to 10 storeys to accomodate 71,000 people were
constructed. But it had to be demolished mainly because of =socio-
economic problems and also because of functional problems

arising out of basic desion problems (Kellett, LFE7).

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

High-rise development is relatively a new phernomenon smong the
developing wnmations af the world. Balanced high-rise development
responsive to societal needs regulres effective plamming. which
is, in gensral, inadequate :n developing countries because of
organizatianal and administrative reasons 1 as a result high

mrise buildings—-~ where they are being conmnstructed, are rot well
integrated ta the total urbkan contert containing existing poor
infrastructural and inadeguate serviece Tarilities. In Singapore
and Homg Komng which are ecoarmomically much more solwvent and  da
not have any scope for horizontal expansion, and where almost =211
cf the territory is publicly owned and hence physlical nlanning
could be very effectively excercised, high—rise huildings were
developed extensively., Key aspects of tall building developmeal
in the developing nations are :

"{l}) High-rise development has not kept pace with the needs
of housing and COMMErce generated by rapid
urbhaniaztion and rising land values,

{22! The disprdered nature of urban planning and general lv
insdequate suppor ting services are =ignifticant

constraints on high-ricse construction.
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{3 As compared to the private sector, heavier
responsibhility 1s placed on  the public sector for the
provision af urban development and particularly large
scale housing. The private sector generally lackes both
the respurces and the necessary incentives to pav &
role in high-rise development comparable to Omerican
and European cities", (CTB, 19Bi, p.272}).

3.4. HIGH-RISE BUILDINGS IN CALCHTTA

Calcutta— arme of the most populous cities, mot only in Aeis. but
alsg im the world, with 3 populatian growth vrate eof less than 3
percent arnrually (Rosser, 1990) has physical constraint to
horizemtal growth and the urbaen land market is subject to free
economy and speculative Torces; glready experienced high-riss
hutldings tncluding few residentisl apartment buiidings,
throughout the city, as declared by the world famous architect
Charles Eorrea, iz ot suitable for construction of any  moee
high-rise building becsuse of soil condition, scarcity of potable
water and high intensity of land use. {See “Shananda” o weel 1y

magazine of West Bengal, India; Vol. 9. 30th MNowv. 198%, p. H131,

The sasme issue of the magazine &alsc published tnterviews of
different people of varigus professions and positions. sneh as
architects, artists, mayor of Calcutts Cerporation, ex-chief
engineer, public works department, writer. ristorian amt alsoc 4
Rouse wife. Their wviews regarding high-ri=se buildings are

summarized below.
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SHUBIMAL GHOSE-&ARCHITELT:
It is possible ta construct multi-storied buildings in Calcutta
fram sgil condition and earth guake point of view, but sewersge,

waste disposal a2rnd storm draitnage system have Yo be 1mproved.

D.C. PAUL- ARCHITELCT:

Mot only in Calcutta, but high-rise buildings =hould not  be
constructed  any where in the world. High-risee buiidings rieates
hinderance ta the mental and physical growth, perzoneility build
up of children and creates a feeling of confinement leading even
to committing suicide. Horizaonmtal exXpansion with rapid
transportation system along with develogment of urbsn fagilities
may ceplace growth of high rise bulldings. [¥ money is o
problem, buildings as high as ong hundred storeys or  one heendied
and Tifty =storeyvs camn be bBuilt, PBut i1t has to be lrept in mind

that high-rise buildings are cages.

PORITOSH SEM- ARTIST:
PFrovisiocn of adequate children's play area, Fresh air. pariiiog
farility, and caoantrol of nolse polluation must precltde

construction of high-rise buildings.

KOMAL BOSE- MAYOR OF CALCUTTA:
Unplanned development of high-rise buildings crestes in fact
slums. Infrastructural and service facilities shoulbd be

considered before comstructing high rise—-buildings. He persenaily
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believes that for residential puorposes buildinmgs cshould oot be
more tharm & or 8 storeys high and for office purpose they shoold

ngt be more than 10 or 128 storeys high.

REBIN DUTTOH- EX-CHIEF ENGIMEER, P.W.D(INDIA?

High—rise buiidings concentrates peoples in & small place and
hence adeguate wurban facilaities ond amenities such a5 water
supply, drainage infrastructures like roads, telephone and sun
shirme has to be ensured before construction of high rise

buildinas.

MISHITH RAMIAN ROY- HISTORIAM:

High rise buildings destroy the historical character of the cilty.

MIAMAL MUKHERJIEE — MEMBER., MAYDR-IN-COUNCIL(CALCUTTAS:
High rise buildings should mot be constructed here and  there
Wwithout proper plannming, infrastructural and service facilities

have to be considered also.

MAYa RAME GANGULEE - HOUSE WIFE:

Recidential apartment iIn & high rise building s & hell.
Fecidents of a mohalla experiences first what a high 4 1se
building is and with what they have to live with. Competitive
attitude (in the financial sense) smang the neighbours is created

in & high-rise buillding.
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3.5. HIGH-RISE RESIDENTIAL BUILDINGS EN DHAKA EITY.

é(Thnugh high-rise (six storied ar higher} constructions are recent
addition in Dhaka City wet a wery recent phenomencn 15 the
development of high-rise residential buildings in oand arornd it.
fecceptibility of these buildings as dwelling units was much less
ten vyears back than taday. Enireprensurship of the developers
along with difficulty of constructing dwelling on a purchased
land sue %o high lend price and high cast of constirucktion are
mainly responsible for that. I -
In %the public sector the cun;tructinﬂ qu%igh*rise res1denkial
buildimgs are very few. In early eighties the Pubklic kHorls
Department framed a scheme for constructing multi-storied hons=ing
far the government servants. This project included comstructionn
of 15— storied buildings with lifts at Dhaka and Chittagong. Buat
due to rescurce constraint and in considerstioan of disadvantages
of high-rise housing the 1S-staried buildings at bhaka and
Chittagong were not taken up. in the public sector one 11-
storied bBlork has been constructesd inside the Mavel Headquarters
at Banani to accommodate the Maval officers. The é&- storied
gazretted officers hostel with lifts at Mymensingh roorl  Is now
being wused as family apartments (Alam, 19846},
In Bhaka City there are high demand for residential arcommodation
in certain areas having ogood accessibility and proximity to
central areas or other activity areas or having good social
epviromment. Encouragecd by this trend the private propers by

develapers 1n Dhaka City are making investment In high -rise
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residentiatl buildings. As 2 result Dhaka City witnessed =prinaing
up of high-rise resigential buildings in high demand aress from

late eighties and the trend still continues (Choudhury, L9911},

Private developers or Real estate companies buy plots of land at
potential lpcatipns, construct apartments or buildings with lower
fipors for commarcial purposes {office stc.) and upper floors for
residential apartments and than sell the whole to buyers. [t is
guite obvious that 1like ail ather private enterprises profit
maximization is the prime objective of these developers/real

s=tate commanies, whatever colour they use to hide this reality.

At present there are  about 40 Developers/real estate compantes
doing business in DBhaka City. A few companies are engaged in
other cities af Bangladesh. The rumber of housing units 1in Dhska
supplied by them including these under canstruction is about 5000
(Seraj, 1989). The price of each flat, no matter how small it is,
i affarcdable only by the very affluent class of the EDCiEtV-#ﬁF
Location of apartment projects in Dhaka City are shown  in fFinm.

Jd.1-3.2.

High-rise residential buildings are being introduced 1in the city
in the backgroumd of high land price and scarcity of buildable
land in Phaka City.

The activities oaf some of the leading d2velaper51reél estate

companies are described below.
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a) PROPERTY DEVELOFERS:

One of the most prominent developers of the city has glready
completed six hausing projects and with eleven on going projectcs
at hand, the total dwelling wunits (flats) including those uvnder
construction supplied by them 11s more than 300. They have
completed two high-rise residential apartments (Property Enclave,
83 storied) at Bangla Motor ares- But they are ot any more
interested in high-rise re=zidential apartment constroaction
because of enhancement of price of flat due to costs 1nvolved in
instzllation of lifts, stand by generators £tc. rendering price

per flat out of affordability of general flat buyers.

The firm is aware of varipus envirormental, amenity and sSoCio-—
cultural reguirements including adequate children's play aves,
parking facility, community activity: tries %o provide as much of
these as possible wnder RAJUK'S rules and regulationz and
practical contitions, but faces acute shortage of potable wabter
cupplied by WASA. Concerned about the admixture of high aml low
rise buildings withinm the city it beliewes that there should haye
been well defined zones for high-vise buildings with adequste
infrastructural and service facilities, elimination of ambigulkby
Ffrom RAJUK'S rules and regulations and introducticon of & simpler
aystem in approving building pleans according to RAJUK'S rules and

regulations.
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The firm would participate in housing coanstructian ungder
government supervisian, building specification and coenstruction
code if willingness of appropriate authorities ieg easured to the
firm. They also f=el the need for natienal building codes
covering construction specification, safety regulatians incloding
fire fighting, environmental and amenlity reguiremeats for planned
housing environment and would welcome establishment of haovsing
finance corporation and restructuring of house building finance
corporaticon, low interest rate on lpans for house construction.
It feele that taggirg of house rent or same part of salary of
service holders in urban areas in housing camstructian wottlid be 5
mile stone in solving housing problem in  the country lin general

and big urban areas in particular.,

by EASTERN HOUSING LTD:

This is a well organised, financisallv most solvent, pperationzlly
efficient firm established 1n 17&4. It has undertsken sixteen
projects including on  going arnd completed ones. Mumber of flats
in the bousing complexes is  asbout 1300. Housing projects inctbude
both high-rise and low-rise buildings. Responding to Ehe demand

it locates high-rise apartment complexes in the heart of the

1, Feresral interview with Col. {(rtd). Mahtabuddin mamnaglng
director, Property developer. and Mr. F.R. Khan and M.
Mustafizur Rahman of the same firm on 15/3/90,
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Tre firm is aware of environmental, amenitv and sorcio-cultfure
requirements of apahtment duwellers and tries to prowide as much
as possible under existing rules  and regulations of RAIUK 20
practical Tfinancial limitations. It is concerned wikth Ehe
admixture of high and leow rise buildings 1n Dhaka city and feels
the necessity for appropriate physical pglanning measures in the
form of zoning anrd provisieon of adeguate infrastructural  armd
zervice facilities for planmrned development of the city. creating
a decent housing enviromment and efficient integration of high -
rise buildings, especislly residential buildings in the City
system. Nuﬁexistencé af national building codes cawvering
environmental aspects, amenity, socio-cultural aspect=z, safetw
imeluding fire fighting regulrements and cagnstruction

specification, is alsc felt by the firm.

Apprehending inadeguacy of potable water supplied by WASA, the
Firm explores the level of supplied water at & site before
starting the projects and arrange=z adeguate water supply. 1f
required, in collabaratien with WASA. The sewer facilitby iz dealt

with similarly. The firm does not face problen in RAIUK.

Regarding suggestions towards housing policy gid  housing
development, persconal interview of the Chairman af the firae b,
Zanuvrul Islam irm the Daily Ittefagque on August Z7th  LFB9 may Le

recalled. In that interview He welcomed government decision of
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CHAFPTER ﬁv/

REVIEW OF VvaAaRIQUS ASPECTS OF
HIGH—RISE BUILDINGS.

Before introducing high-rise buildirgs in an existing wkan area.
with infrastructures and service facilities already laid wvarious
aspects of high-rise buildirgs bave tp be considered for bketter
integration of these in the exizting urban system, In this

chapter various aspects of high-rise buildings are reviewed.

4.1. HIBH-RISE BUILDINGS AND URBAN LAND USE.

High—rise bulldings are introduced in an wurban area to brjﬁg
about roncentratien of people or activity to  form "nods"  or
“growth cenktre" when such alcnﬂcentratimn is reguired. 1t i= slso
used when sccusmulation of people is not possible by horizonktal

expansien due to physical constraints.

In the first case adeguate open space has to be provided to off-
set loss of private out door space. To ensure adeguacy of apen
public spaces around high-rise puildings. the latter has to  be
introduced as & part of comprehensive plan, as has besn done In

Madrid, Rome. Manhatten, Singapore and Hong Kong.

Physical caonstralints to horizontal expansion 15 the cause 0Of
intreducing high-rise buildings in those rcities. Changed life-
style of lesser out door space o greater indoor amenities 1= the
result of vertical expansion. Strong economic condition., of

course, favoured the trade-off.
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on the proximity amd accessibility fram the important land use or

the central business area.

Once the demand for additional space is met by allowing high-rize
buildings to grow, land price of the adjacent area INCrEaseEs,
which in turn necessitates high—rise buildings (Contini. ie73,

PFellegrini, 1974, guoted 1in ETE, 1981, p. 297.

Im societies that wview land as a marketable commoditvy -  Ehe
expected growth vate of urban area, *oning prectices, taux
policies., location and timing of public investment inm urban
infrastructure— all contribute to establish the-market value of &
particular parcel of land. Converzely, in societiezs that view

land as a community asset, to be vtilized with reaszan  far the

highest common good, theoritically there is no land walue.

Frivate urbanm tland speculation may make governments eguate tall

buildings with high density. In this connection it is stated,

"In some developing countries. such as Iran. where land
has traditional ly besn the individual's safest
investment, the pressures of private ourban 1and
cpecualtion may lead governments to conciude that gty
tall buildings will cut the price of 1land te s
reasonable sum per inhabitant. This conclusion is based
Ry equating tall buildings with higher density”,

itkhalili, t974, quotedg CTB, 1781, p. £5).
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The spiraltling land prices that accompany tall buildings may
drive away the low-income groups and add te the slum condition

they are facing. In this cornection it has been stated,

"Im other developing countries such as Indie. where the
urban poor are 3 particular difficult problem, the
cpiralliing land prices that accompany tall! buildings
development are feared because they could make it
impossible for the low iIncome graups tg firmd land for
their housing. This will add %o the acute slum
ronditions already prevailing in the cities". (Bokhal,

1975, guoted in CTB, 1781, pA- 23} .

Withaut long term strategic plamns for a city, scattared growth of
high-rise  buildings may cCause ifncreased municipal  cost in

providing increased demend for wvarious utility =ervices.

4.3. HIGH-RISE BUILDINGS AND SOCIO-CULTURAL FACTODRS.

Local culture has to be considered when introducing high -rise
buildinasy mere  imitation of  tall building construction in
western developed countries may create serious consequence. Same
wview has been stated as,
"This cross cultural imitation of the hkigh-rise
building today is sometimes criticized as replacing
"styie" with "fTasion" (Cowan, 1274, Mere impoviantly,
superficlial adoption  and imitation of the lestern
developed tall bulilding by some Third World and  inewly

industrielizing countries i1s a matter of SETIous
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COonNCEEern. It can be interpreted as the sSuperimpoesition
of a nnn—épplicabla form on & culture and an  ecenomy
which may hope thereby to imitate the status {progrecss,
techrological development, modernity? of the tail

building cultures through adoption of the built swvmbol.

"{LTH, 198i, p- &),

4.4, SYMBOLISM AND PRESTIGE

Symbolism and prestige had always been associated with high-ricze
buildings and played & wvital role in  the arowth ot these
bueildings. These buildirgs are the menifestation of power,

prosperity and wealth. This has been expressed as,

"Height has traditionally =ymbolirzed PROWET and
prestige; tatl buildings today bespeak of nationalt
techralogical progress as well as private economic

status.

Some countries, projecting the image of = raplidly
industrializing progressive nation, adopt  the tall
puilding as a symbol of growth ard modernity, to  be
seer as such by both thelr own citizens and the putside

world," (Khalili, 1974, guoted in CTB, 17Bl, p. 36t.

"It is perhaps na coincidence that most legislative
buildings or ssats of government have a2 tall tower or
dome which tends to convey the same impression,” (CTH,

1981, p. 36).
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“"Today, high—-rise buildings provide the image af
progress, affluence, sophistication, a1d

modernisation. This i= particularly the case in the

minds of gur urbsn ‘elite, be they politicians,
hureadrrats or businessmen. Mews paper have alcso
contributed ang strengthemned this image, "(Lim, 1974,

guoted in CTB, 1%8!, p- 37 .

4.5. HIGH-RISE BUILDINGS AND ENERGY CONSUMPTION.

High-rise buildings coansumeE  mMore  energy in operation and
mainterance including creation of artificial internal environment

thar low—rise buildings. In this regard it has been stated,

"So long 2= it was economical in developed natipns to
create an artificial internal pnvironment with
clectrical and mechanical aids, it was ecognomical to
have tall pbuildings. When the oil for heating and the
power for water pumps, cooling. lighting, and vertical
transportation become sxpensive, tall buaildings aveE no
longer =a profitable to  operate  as those smaller
structures whicg car take advantage of natural light
and ventilation. These issues are parbicultariy
pronounced with regard to tall commercial strectures.

which are more likely to have large enclosed internal

spaces", | CTB, l%Bl, p. i,
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4.4. HIGH-RISE BiillLDINGS AND SAFETY. = -

Safety. especially against Tire and other sccidents has  $o  be
given due importance in design., construction, operstion  and

maintemance of high-rise builldings.
In carmection to safety it has been stated,

"Local bwuillding codes must be stringent ernough  to
demard coanstruction that will forestall amd contain
fire, arme of the most tragic disasters ta which tall
buildings are prone,. Local fire-fightimag equipment and
depar tments must b= avallable and competent tg cambat
army blezes, should they occur. Improved flre fighting
technology become increasingly important™, (CTH, 1FBIL.

. 073,
4.7, HIGH-RISE BUILDINGS V5. VANDAL ISM.

Vandalism 1= more proncunced in high-rise buildings. In this

regard this hass been stated,

"High-~rise housing estates suffer dispoportionately
fram vandalism, uswally caused by children. The mamn
targets are public.or communal areas such as  entrance
iobbies, elevetors, stairwavs, landscaped areac,

lights and windows", (CTE, 1991, p. 48).

4,.8. SHARING PROBLEMS OF MULTIOWNERSHIP FLATS.
There are sharing problems of multiownership flats in legast,

social, economic, design and sccisl aspects, (Enam., (9840,
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4,9, INTERACTION BETWEEM HIGH~-RISE BUILDING AND ELEMATE.
High-rise buildings create "Lanyon" effect on both <=i1des of
narraw streets: by which gir movements ang diffusion of
pallutants is retarded. Also, shadows casted by them i=
detrimental to adjacent buildings.- Imn this tregard it has been
stated,

&.10.

High-

"The "Canyon" effect of +t51l buildings on &oth sides aof
narrow streets can retard air movement and the difrusion of
pollutants; the Juxtaposition of buildings coupled with
prevailing winds and other climatic factors coan transtarm
once guiet localities into areas of severe wind turbulence;
and the shadows cast by the builldings can be detrimental fo
meighbaring buildings and open arsas'.,

"Unfogrtunakely, the plea=zant plazas ofiten provided Aarannd
thie base of tall city buildings are rarely occupied when
shaded. Many city authorities are aware of this problem anil
reguire shadow analysis of bulldings proposed around soch
areas., Many streesets have suffered in the same way. DEecavse
city development 1is a gradual processi the exclusion of
sunlight from streets often goes unneticed until 1t is toe

late to take action', {(CTB, 1¥8l., p.428}.

EFFECT OF HIGH-RISE BUIt DINGS OM AIR TEMPERATURE

rise buildings have effects on air temperature in the City-

strests. It has been stated,
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vg Jjot of heat energy ie potentially a lot of pollution.
Every use af energy transfer produces waste, frequently
heat, which when corncentrated at one lpcation creates & high

thermal ctress itn the obtherwlise ratural envirornment.

It is said that the MWorld Trade Center 1in Bew Yorlk ns8z 3&
murh electricity as a residentisl ares for 350,000, pecple.
fi11 these energy especially for lighting and atrconditioaning
is discharged to the atmosphere as waste, thirough coaling

towers, enhancing environmental prllutlon.

By early afternoon the movement of warm air  masses wibthin
the city is marked by the heating effectics at larqe
huildings. During this period lower points 1In the city still
have lower temperatures but  medlum glevated locations tend
to be warmer than those at high elevation, principaltly

because high elevations tends to be ketter ventilated.

This ventilation effect was one of the major influsnces ef
wind velocity on oir temperature through the city. The
effect waz amplified by the fact that many of the High
ridges in the central business district are doninated by
mary of the cCclty's tellest bulldings. which tend ko
encourage a downward flow of air to pedestrian levels",

(CTH, 1981, p. 437).
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4.11. EFFECT OM HUMIDITY

Air discharged from air conditioning of bhigh—-rise buildings have

effect on humidity levels in the surroundings. In this connmection

it has been stated,
"Humidity levels are affected in a similar way. HWhile
occupants of ailr-conditioned buildimgs enjoy controlled
humidity in the uncomfortable summer months, pedestrians in
public spaces suffer increased humidity 355 meisture e
expelled by air conditioning systems. City authorities could
control these effects by cAareful scrutiny ot alr
ronditioning plant size and locastion of air sxhaust vents'.
(CTB, 1981, §. 43%9).

4.12. TRAFFIC HAZARDS DUE TO REFLECTION DF LIGHT FROM HIGH-RISE
BUIL DINGS

feflectien af sun light from glazed surfaces of high-rise

buildings may cause traffie hazards. 1t has been stated,

""a rew and Aquite serious praoblem has evaelved from Lhe
combination of +tall buildings and traffic. Il owvercome
traffic problems most large cities hawve built large n%tem
elevated, roadways. Unlike the normal canyon like ©itw
roads, these multilane expressways allow sun peretration ot
low elevatiopns., The 1ntrusion of low elevation sunlight
among tall buildings with highly reflective facades can
rreate cevere traffic bhazards. Drivers can be temporarily be
Blinded by intense reflected sunlight at low elevation. lhe

main problem ococurs wunfortunately In early morning and Jate
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afterncon, and coincides with the peak traffic periodes",

{CTR. 1981, p.as&4).

4,13. TELEVISION INTERFERENCE FROM HIGH-RISE BUILDINGS.
High-rise buildings have interference in televi=zion

communications. In this cornmection i+ has been stated,

"Television broadcasting is carried out in the VYHF  and LIS
mands of the electromagnetic’ spectrum, which implies that
reception gquality depends upon the detection af a tine of

sight signal from the transmitter.

The imposition of large cbjects between the trancemitter and
receiver can preoduce & 2 shadow of the object over the
receiving position. The degree of shading is indicate:] by
picture guality. Since shading weakens’™ the signal  at the
receiver, the signal to noise ratio of the receiver be
reduced to a level where roise is evident as "shnow
degrading the picture guality. If the shading iz cEvErE,
then the picture guality may be so degraded as  Ebo Mmake
viewing unacceptable", {(Cohen, 1972. gueted in L{TH, 1%81, p.
4370 .

4.14, ENVIROMMENT AND POPULATION DENSIETY.

For the well being af man, through the mourishment af mental and

spritusl faeculties, a livable environment is a muast, whick in

turn iz dependent on the availability of amenities and wwhan
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services of a locality, The amenities and services are gskimAated

arnd provided on the basic of populstion and its densitv. kKeeble

(19487} states,
" The first, long persued, is to rtontrol density on the
assumption that human comfort and welfare in & reslidential
ares are tn roughly inverse proportion to the density of the
area; that, in terms of freegom from noise, privacy  ard
absence of corngestion an roads and  fTootways, low demsity is
good and high density is bed. There are two ceparate aspects
af this objective; freedom from congestion around Fhe home

and freedom from congestion within the bome.

The =erond ocbjective is to control, within the not very
clase limits that are practicable, the total rumber of
preaple living within 2 given ares 2o that the provisioon of
pnlaces of employment. echools. shops. gpen  spaces, £Lm. may

be of appropriate amount", (CFE, 19BL, p. 143},
A gross estimation of intensity of space utilization amvl  the

guality of residential enviramment may be made from the number of

house holds per acre and the average size of house holrs.
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CHAPTER 3

EFFECTS OF HIGH—RISE RESIDENTIAL
BUItLt DINGS IN DHAKA LCLTY.

5.0. INTRODULCTION:

Tre snvironment of a commumity, <ity or a countrv depends to =z
large gxtent ol g the functional effimiency .
organisational/institutiaonal adequacy of urbarm plannima  and

gevelaopment, service agencies, and abowve all the awareness of the
peopie.
In Dhaka City wurban services are provided by Dhaka Eity
Corporation (Db.C.C.3, Water and ESewarage Avthority (Wasatl,
Directorate of Public Health Enginesring (DPHED) ., Dhaks Electrie
Supply, Titas Gas Transmission and Distribution Compsany.
Birectorate of Fire Service and Dhaka Metropolitan Police. The
epvironment was evaluated baotk inside and putside high rise
tuildings on different locations (Fig. S.1) and of diffecent
storey heights (Fig. 5.82-5.11} and also the views of peysomel
working in different organisation asbout the effects of high-rize
residential buildinas in Dhaka City was discuscsed.
S5.1. ENVIRCNMENT — INSIDE AND DUTSIDE OF HIGH-RISE HESIDENTIAL
BUIILDINGS.
The term environment has been used from livability point of view
in & broader perspective, covering physical envivramnment,
coansisting of sun shine. ventilation, wind, privacy, amenity,

EDCiE—QEYEhQIUglcal, and other aspects.
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Problems in different aspecis are taken to be the Indicetars of
prevailling environment and anm  arbitrary scale has been
constructed to measure the level and extent of the problems n
terms of Reguced Net Index Value (RMIY)Y which in twn s cor

related with fleor area ratic of the buildings under =stody.

Residerts and neighbours of the high-vise buildings 2% Hatkhala
(Hotel Elwvysium}, Purana Paltan (dziz Co-aperative Housing), and
Bangla Motor {(Property Enclave! were interviewed. Buildings sre

of 11, 9 and B storeys respectively (Fig. T9.1).

Table S.1. Shows reduced Met indew value of problems of selected
high-rise buildings in Dhaka. The table reveals that environment
as=ocisted with Hotel Elysium is the worst among the these

buildings studied. with reduced net index value of

Table 5.1 : REDUCED MET INDEX YALUE OF PROBLEMS OF SELECTED MIGH-
RISE BUILDINGE IM DHAKA.

Problems Reduced Met Indes wvalue of problems
selected to =0 0 ———— i —— e
Hotel Elysium Azrizr Co-ppe- Froperty
&% Hatkhula rative housing Enclave
% 11 at Purana at Bangls~
Faltan Mo tor
iy 23 iy 31
Meighbours 21.374% 11.7% {7.90
Recidents 24 . &0 17.55 g.234
Tatal a8. 174 27 . 3% 259.74

Saurce: Field Survey, 1989.
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Tabkle S5.E : FLOOR ARES RATIO OF SELECTED HIGH-RISE BUILDIMGS OF

DHAKA .
Building Hotel Elysium FAziz Ca—ape-— Property
at Hatkhula rative Housing Enclave
(X 1) 2t Furana @t Hannls
Paltan Motor
(X 27 £d 37
Flopr area &.41 4.7 5.42

ratio {(F.&.R2

Source: Field Survey, 19879,

problems 48.19. Next is the environsment associsted with Arir LCo-
operative housing at Purans Paltan with net index walue of
arotlems of 27.34. Property enclave has the lowest value (20.73).

indicating the best prevailing enviranment among these buildrngs.

To make the significance of the reducred net  index wvalue of
prohlems clear and to make comparison of environment A0 NG

buildings possible. a pen picture of the buildings is drawn.

HOTEL ELYSIUM: This is & ten stereyed building (Fig. 3.2-5.5}.
ariginally designed and constructed as a high cless recidential
hotel in the last part of Pakistan oericd. [t stand=s on Ehe west
of the Hatkhola road - one of the most busy and  Important
throughfares of the city, at Tikatolli, the entry point ef Hie

city from southern amd eastern parts of the country.

Entering intoa the compournd from Hatkhela road, =2 gr2nd sStadnr

leads from road level to groundg floor at about 4 feet height from
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rosgd level. The ground floor was designed for hotel reception and
ather entrance formalities, but is not finished properly tild
row. From ground flaor twa narrow stairs lead to ist floor jobbv.
Two 1ifts Facing each other on twe sides of khe lobby,
facilitates wertical movement. One of the two lifis remains out
of arder almost throughout the year. The remaining one ic =lsoD
faulty anmd renders very pogr sErviCe. Examplies of aAceidents
occuring in the 1ift, serves as sensatlonal news items 1 the
daily news papers and weekly Journals. Fraom lst floor lobby, one
narrow sktair gae% down to the ground level, initislly kept (o
parking wehicles and service and mainternarmce activitie=s. but A
kindergarten has been arranged at this level reducing parking

facility and children play ared.

In the afternoen children play in greund floor. parking spsce and
narrow corridors of the first floor and in the stailrs. Relatively
clder rhildren are found sittimg on the entrance sSizir and

compound wall looking at the crowd.

From +the first floor a stair 2along with the Lifts facilitztes
vertiral movement. Dwelling units are situated on either =ide of
the narrow corrador, very poorly illuminated by both rrazturral  sed
artificial lighting. Abbut E? families reside in eight dwslling
fioors. Almost all the Flats are composed of two bed rooms 2od
kLitchen etc. covering 450 to 400 sft. which ere wervy muc b

iRradeguate than the reguired fleoor space. Flats are poorly
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voantilated and illuminated. FThe btotal =ite area COVErS |05t8 sft.

and the building has a flooer area ratio of &.481.

TyElm 3.9 PROELEMS FRLET WY THE WESITENTS.

Hotml Elymius AzZbzr Co-nparatisa Housing
Y rasponer HyY Freklen L3 b
1. Inademuetbe 14240 10000, 00 HaA avalbek= 100 11600, 30 IncohwdnlEn: & e T [T
or Ffapliy 1liky af 10T% with desr and
TifE. facilkity. windowW oar by
E- Emngws oE.Y1 AT gt ] Tnecddquats 8,00 A&7 .83 ES2T, 40
roos ghlldren's phry
AFEL-.
3, ENCEEELlrw L1774 .BH breeeial 4. 00 LT kG, OB
neo e metliwhtivaky

En EdAAAN

L. Umaubtsbole 100 F LM i 14 ] Hop-swailakbl1iLt, TE O4Q R F =l au.7EB AT ST
FROM ErraogE- of camanmniEy
mEnk religtouvs ecli-
wiky feciliElnmx
5, Inadagquaks Ha.03 PR o) ] Unsakimfackary ary. D Sl D0 Inmadmguske EL R | ga. 3B
OpEN ApACE mpkid Waskw chiltdran'®
ingludflng d