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ABSTRACT

Management of urban iand and its proper development
~is & great problem due to rapid urbanization in Bangla-
desh. The urban problem of the country is caused by
two factors, shortage of lend and lack of planned deve-
lopment. Therefore, a positive and effective government
intervention in the development process 1is needed.
The present study is aimed at exploring the possibility
of an innovative management approach for urban residen-
tial development with minimum public expenditure. This
new approach, lmown as "Guided Land Development” has been
studied and exémined through this study for the proper
land management and development of urban fringe areas

in Bengladesh.

The whole &analysis in +this study has been based on
an area located near Dhake city. Through this case
study 1t 1is examined the possibility of adopting a
land management approach for planned development of
private residential lands in the urban fringe areas. '
’
The research came out with results that, there is a
wide scope for the application of Guided Land Develop-
ment for the planned -development of the cities and
towns of Bangladesh. In the newly developing urban-
fringe areas, there is lack of streets, utility servi-
ces, community <facilities, open space etc. which are
essential. Lack of these in most of the growing private
residential areas are deteriorating urban 1living condi-

tions.



(1ii)

In Bangladesh most of the urban-fringe lands are pri-
vately owned. So; there 1is scope for planned urban
developuent through the Guided Land Development techni-
que which will enable to tackle the problems of piece-
meal and scattered land and building development,
delayed provision of road network, infrastructure and
social facilities. In +the initial stage  government
subsidy can be used for accelerating the implementation
of the project. But in course of time it way not be
necessary when the owners will see the potential bene-

fits of such kinds of development process.

In this process of land development, it will ensure
adegyuate supply of land for new residential develop-
ment and to counter land speculation which.is asirong
barrier"in the process of land development and which
creates high land price in the market. Guided Land

.Development. can probably reduce these problems.

Title of the Thesis : Guided Land Development for
: Private Residential Areas: A
Case Study of Senpara Parbata

at Mirpur.

Thesis Supervisor : Mr. A.S.M. Mahbub-un-Nabi
' Associate Professor
Department of Urban & Regional
o Planning
T Bangladesh University of Engine-
) ering and Technology
Dhaka.
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CHAPTER - 1
 INTRODUCTION

1.1 Statement of the Problen

(ihe‘problem of Dhaka city increased in many respectus
after the liberastion of Bangladesh. The problem of
housing and transportation reached a crifical stage
'in some parts of the city with Dhelzs bécoming a primate
city. The population of Dhalka Statistical Metroyolitén
Ares incressed from 5.57 lacs in 1961 to 34.4C lacs
in 1981 with an average annual prowth rate of about
8 pef cont. By the year 200C the population of Dhakea

city is expected to be around ¢ million.

The spatial expansion of Dhaka city has been enorumous.
The c¢ity has expanded in all directlons, bﬁt the
direction of the growth hasl nostly been 'tooafas the
north around the new infernational airoort,rTonéi and
Saver. fbut the development has been grossly onplanned
and haphazard, since development has taken place on
“private initiative and absenoe of public intervention
caused this problem.) Houses were constructed and nini-
mUD space was not reserved. The facing of houses were
not same. Open space 1s absent and lapd for institu-
‘tlonal development is very costly to accuire. Accord-

ing to the report of Urban Development Dlrectorqte'_




@DD)roniy twenty areas in Dhaka city were developed
in a planned way and all other areas have grown in an

unplanned way.

In a developing country like Bangladesh, scarcity of
land is one of the major problems. Hence, in selecting
any technigue to develop the urban areas, care should

be taken about the factors like resource avaiiability,

social structure, land potentiality, etc. while effi—'

ciency in land utilization should be aimed and equity
of participation should also be ensured by the policy

mzkers. ' :

Due to the acute housing shortages sites should be
planned in Dhaka city with great care. It has been

found that Rajdhani Unnayan Katripakhya (RAJUK) and

Housing and Settlement Directorate (HSD) have got pro-

grames to develop housing area tHrdugh Sites and Ser-

vices Schemes and some of which Have already been
] .

implerented. These types of schemes everywhere invol-

ved heavy public expenditure and reguried long time

to implement the projects.

Vith the passage of time it has been rezlised that the
conventional methods of planning for residential areas

(e.g. OSites and Services Schemes), particularly  in

large cities where fhe demand for land is very high,



has not been an adequate method of residential develop-

nent. Both the supply and demand problem _Have been
net in~a'socially costly methods in this process of

development. On the other hand, those who originally

possessed land have been deprived from -the market value

of land, deprived of their occupation and have been

nade to leave the land against their will. Demand on

the other hand, has been rising against high price of .

land. This way of development has been slow and due

to high cost involved, it could not be spread over a

wide area. Due to this, urban planned housing develop-

ment have lagged far behind the housing necessity of

the growing urban population.

In this situation, the technique of Guided Land Deve-
lopment can pfoably ensure that, land will be used in

‘the best possible manner and that it can be handed over

to the future generation in an improved condition.’

i .
The. technique of Guided Land Development for private

residential areas may also ensure avallability of ade-
quate land for circulations, service facilities, commu-
nity tacilities,; and recreational purposes. ' Besides,

it helps to coﬁe with the housing probiems of a rapidly

growing urban population with minimum public expendi- -~

ture.

JRTTEy "y



1.2 Justification of the Study

fhe present research work Qas conducted .with the aspi-
ration that this would provide an understanding of the
ertfectiveness of the present land development and mana;
pement method and to examine the possibility of Guided
Land Deveiopment as a technigue I'or management and
‘development of private unplanned residential areas in
Dheka city. This will help to reduce the problem of
spontaneous and haphazard growth of housing ééttlement
in the urbah fringe. It is also expected that, the
" study would come out with a suitable methed of land
developmetn for private residential areas in the urban
areas of Bangladesh. (;t is 'éxpected that it would
reveal importantrbackgroundrinformation'about the un-
planed growth of ﬁrivate residential areas and would
show definite directions tor further research in the
field of urban LanQ\fffagement and development. The
present:practice of land~agecguisition and distfibﬁtion
'through'the traditional Sites ahd ServiceSVScnemes has
turned to prove too much expensive, t;mé‘consuming and
having high displacment eftects. R11 -these factors
have been considered;*in this study to evolve a new
‘method ot 1§nd development for developing residential

areas in the urban areas of Bangladesh. The research



should be of "help to the town planners as well as the

policy makers of the counfry.
1.3 Objectives

Guided Land Developmenf’ is a techniyue for carrying-
out an unified subdivision planning and servicing of
séparate land holdings for planned urban development,
it is also known as land pooling, land consolidation,
land readjustﬁent, land replotting and land redistri-
bution in difterent countries. 'his techhique involves
the consolidation of separate land holdings in urban-—
fringe areas for their p;énning, servicing and subdivi-
sioning as a single estate with the sale of soue plofs
to recover the costs of subdivision and redistribﬁtion
on the other éites to the potential purchasers. 'The
Guided Land De&elopment project is thereforé 4 process
of compulsory particiﬁation of the landownérsf Thﬁs
‘type of séheme may be implemented by a local level
development authroity and also by a proup of neighbour-

ing landowners by foruing a cooperative association.

As the title of this thesis would sugppest, the aim of
‘the study is to establish an innovative method of urban
land development in- Bangladesh. The followings are

' the main objectives of the study.

i) To review the exlsting policy and institutional ‘

frameworks of Guided Land Development for resi-



denfial areas in different countries of the world.

ii) To survey and study the problem associated with
the ﬁnplanned development of a private residen-

tial area in Dheka city.

iii) To examine the potentialities of Guided Lend Deve-

lopment in a private residential area in Dhaka

city;

iv) To make a generel poiiéy reconmendation for deve-
lopment of private residential areas with a mini-
mum public expenditure based on the policy of

Guided Land Development.

1.4 Scope of the Present Study

Land ﬁanagement is one of the important aspect for the
developrent of cities and towns. There are various
.policies.and methods for planned development of private
'resiéential areas e.g. sites:  and services, core or
nucleous housing, zoning, taxation poliey, building
regulations etc. Of these methods, Guided Land Deve~
loprent is one whicﬁ‘has some positive benefits. 1In
this system of iand development, land acé&isition is
not at all requifed and the existing inhabitants are

not deprived from their rights and not made to leave

the land against their will, on the other hand, this



is a self-financing method of urban' land development
where public expenditure is minimum. At the time of
development works normel functions in project area ére
not hampared. As the land owners are directly inveolved
in the development work, sol smootﬁ functioning is

possible.

The present research is confined within one of thé
above instrument "Guided Land Develoment" to examiﬁe
its sﬁitability gs an innovative method to improﬁe the
condition of &n unplanned area. The study tried to
apply the Guided Land Developuent technigue to imprdve
the overall situation of unplanned‘priQate residential

greas in Dhalta city.

1.5 Methodology

The objective of Guided Land Development as outlined
in section 1.3 were to -establish a working methodology
in éenefal and determine the probleums of unplaﬁnéd
urban development 1in the big ecity, Ehaka'in'particular.
It was intended to investigate to apply the method
of Guided Land Development for the planned residenfial

development ofEDhaka eity and also other ﬁrban‘areas.
The problems are iﬁsufficient' access, circulation

system, open space, recreational facilities, and lack

.

of optimum utilizetion of valuable urban land. At the



same time, the study also envisaged to 4indicate the

socio=economic conditions of an urban area i.e. sources

of income, family size, education level, size of the
plots, shape of the plots etc. The selected study area
is a paft of the Senpara Parbata Mauza. With this end

in view the following methodology were adopted.

1.5.,1 Selection of study area

For the present-study! mauza Senpara Parbata has been
selected as the study area. But the mauza is a large
one which 1s consiéte@ of six sheets in the mauza map
and iﬁlis obvious that the entire mauza can not be
studied or inVestigated for a research work like this
one. This is why, a small part from the sheet No. 6
- (six) has been selecfed for detailed study. The total
area in the sheet No. 6 .(six) is about 651 acres from
. which only 71.38 acreé'uhichris about 10 per cent of
the total area has been.taken. Both time and money
was the constraint behind choos;ﬁg of this limited

area.

In respect of administrative status, the study area.

is a part of Rajdhani Unnayan Katripakhya i.e. RAJUK's
zonal plan named Y“Senpara Parbata Zonal Plan"., To
build the city efficient, create healthy urban atmos-

phere and to make‘thé city decent and convenient for
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living, it wes prepared under the Master Plan of Dhaka

in the year 1965.

According to the provisions of Dhaka City Master Plan
of 1959 this area was earmarked primarily &s a residen-
tial area. Some ﬁockets of land were also earmarked
as open .space, zob, government housing erea,; and ihe
extention of the existing cantonment. Very recently
kajdhani Unnayan Katripakhya {RAJUK ) naé prepared é
zoel plan in accordance .witn the recommendétions in
the master plan. The study area is a small part of
this zonal plan which is still having 1ts original and

unchanged charecter.
1.5.2 Data collection

Data used in this thesis came both from primary and
secondary_sourcés, through fieid_survéy aé well as from
office records. The study were conducted between
OctoSef- 1986 and February 1987. Iield data were-
collected by direct tield survey, maping and observa-

tion and socio-economic questionnaire survey.
a) Data collection from secondary  sources

i) Map collection: Field. survey was conducted on a
plot to plot basis. Therefore, it was necessary
to identify and study each plot separately. One

copy of cadastal survey map on the scale of 16



ii)

iii)

11

inchés to a mile were collected from tﬁe Direc-
torate of Land Record and Sﬁrvey, Dhaka Bangla-
deéh. Mapé on contour and éxisting access net-
works were collected from Rajdhani Unnayan Katri-

pakhya (RAJUK) Dhaka.

Land recofds and land titles, Land record of the
stud# area were collected from record books of
the Directorate of Land Records and Survey of
Bangliadesh. Ltrom the same office, the title of
difterent plots i.e. homestead, agricultural land

or water body were collected.

Collection of literture and office records: Rela-
ted literature were collected from dirfereﬁt
libraries speciaily trom BUEY! and other Universi-
ties. ‘lhe publiéations of AIT, Banékok and Clty
Planning Bureau at Nagoyajy Japén,were also collec-

ted Tor this research work.

b). Data collection from primary sources

i)

ii)

Reconnzisance survey: Before conducting the detai-
led survey a reconnaissance survey was conducted
throughout the whole study area. On the basis

of this survey the base map was upgraded.

Physical and 1;hd use survey: A detailed land

use survey was conducted on a plot to plot basis
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because it was necessary to identify and study
each plot separately. Two copies of cadastral
survey maps on the scale Bf 16 inches tora mile
were used for this purpose. One of the copiles
showed plots, withoﬁt “plot numbers and was used
to show the fragmentation of plots. Eech plot

was identified and data were recorded in a field

book.

ijii) -Socio-economic &snd attitude surveys: Socio- econo~

mic and ettitude surveys were conducted with the
help of a questionnaire prepared for this purpose.
Questions for the survey were set in & mwmanner
50 as to extract “informations relevant to the pur-
pose of the étudy. Before the field enumeration
the quéstibnaire were pre-tested and modified to

make it easy to understand and respond. The

following aspects were included in the gquestion-

naire both guantitatively and qualitatively.

Part one: Socio-economic survey

a) Socio—gconomic position of iand owners
b) Health and sanitation

c) Commuﬁication facilities‘

d) .Edugationzfacilities

e) Shopping facilitiles



Part

iv)

. plot detailed survey were conducted for final

13

f) Mode of transport
g) Land ownership survey

h) Land value survey

two: Aititudesurvey

a) Existing conditions and satisfaction of the
settlers

b) Methods of development supported by the land
_owners :

¢) Financial arrangement for the recovery of pro-
ject cost.
Lapd records snd land fragmentation survey: ' On

the basis of Revenue Survey lMap (RSM) a plot to

record of each and every plot. The present state
of plot fragmentation was recorded on the basis

of field information.

1.5.3 Land value survey

The land value pattern has been noted for the year 1987

and the inforzations were derived from the loezl Xknow-

ledgeable persons such as ward members, school teéachers

and businesspen.

1e5.4 Difficulties faced

i)

During physicalrénd land use survey: The areas

studied presented considerable amount of difficul-

?
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ties in identifying plots. 'The cadastal map used
for survey was prepared in 1913, As 1t is a grow-
ing urban area, since that tike many changes have
occured in plot sizes, shapes &nd alignment.
Changes have also taken place in mény road align-
ment, pattern and In other features also. There-
fore, identification of plots,i their size and
shape, road alignment and <the loation of ponds
and canals were often difficult. Hany of the
plots which were vacant when the cadastal nap was
prepared have now beén completely built over'ﬁith
no trace of original plot boundaries. This
problem was often solved by identifying fwo conse~
cutive road junctions and then dividing the road
frdntge in_bétweén'them into the nuwmber of estab-

lishments found according to scale.

A reconnaissance survey was first undertaken to
determine the general pattern of landuse. The

fractional code were used in the land use study.

ii) Problems eﬁcountered in guestionnaire survey:
Considerable difficultieslwere aléo faced in the

: questionnaire survey in the study area. Most of..
the owners of the land were notlavailable in and
around the plots. The houses so far built were

mostly rented out to other persons. In many



iii)

15

houses there were caretakers who could not give
right information about th address of the owners.
As a growign urban area, the land 1s highly
fragmented but there 1is ﬁo signboard or name
platesrinfthe plots and even there were many élots
which had no distinct demarcation 'béuﬂdaries.
So identification of plbts became a'great problem.
The -local persons were reluctant to answer the
gquestions about the amount'of.léﬁd 6wn¢d by them
and land values. There were many owners who had
purchased land together but did not yet subdivids

their plots.

Limitations:.The limitation lies in the methodo-
logy adéptd for the study as well as the nature
of data itseif. The purposive selection of the
area.Senpafa Parbata may be subjected to criti-

cism. But in this type of studies, one study area

~is needed to be chosen according to the purpose‘

of the study. The soclo-economic information
waé collected on ‘a sample basis. So, rin the
selected sample size, sampling error have been
of a more . acceptable figure. The wvarious
sociq—economic classes Dby. stratified sampling

system could have been identified and sepa-

—



16

rated. But it would have needed very detailed
prior informations ior diviqing“tne nousehold list
into strata. But there was no scope tor doing
that. It 1s to be rémembered that the emphasis
ot the étudy is fo find out the suitable method
for epplying in the Guided -lLand Development tech-
nique to develop the urban unplanned residential

areas.

The study was based on purposivé selection of one.
"mauza'. However; it has similarities in socip——‘
econonic and physicel charactefistics'with other
unplanned ereas in Dhaka cit?. ‘the ‘study aims
at identirying the problems of such wunplanned
developed aréas, and innovative methods for ifuture

urban development.

1.5.5 Data processing and analysis

|

The data obtained through guestionnaire survey - were
processed through the sinple statistical methods. Data
were tabulated from the questionnéire and then tables

were-prepared according to the purpose of the study.
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CHAPTER- 2

GUIDED LAND DEVELOPMENT AND ITS APPLICATION
IN DIFFERENT COUNTRIES

2.1 Theoritical Concept of Guided Land Development

Guided Land Development is a process whereby a_pﬁblic
authority assembles numerous small parcels of raw ana
unplanned urban land without paying moﬁetary compensa¥
tion to the owners,l provides. services' and subdivides
the laﬁd for.urban uses, returns most of the resulting
building sites to the ‘Qriginal ovners in propcrtion
to the value of their land contributions and sells the
remaining sites to recover .all public costs. There-
Tore; Gﬁided Land Development 1s a temporary form of
public ownership to achievé unified control over large-
areas and a means of ftinancing public service'instal—
lation duriﬁg the crucial and eXxpensive land develop-

ment stage of urban growth.

-In - this technique of Guided Land Dévelopment there are
procedure for involvment for local people which will
pfovide a means of échieving the timeiy completion of
a land developmgﬁt project and also regular and uniform
subdivision of land. This method of Guided Land Deve--

lopwent could also be used to increase the supply of
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land for low-income housing which was adopted in many
Asian countries to improve their urban land and to
increase the supply of land fqr:housing development.
The traditional method of land development takes a
~long period of time to complete the p:oject. On the

other hand}huge public investments are involved.

It is a technigue bj which unplanned spontaneous urban
settlement areas are improved' and public facilities
such as road, parké; sewerage, shopping. center, educa-
tional institutes, open spaces are created and/of

inproved and individual sites are made easier to use.

In this system the.landowners included in the gproject
area lose a small portion of their land, but in--
exchange, they recei&e greater benefits through the
projec? by way of land value increase in their sites
greatly as the shape, size and orientation of their
present sites become more regular with implementation
of the scheue. Now, after development, each plot
becones easier to use as equipped with necesséry public
facilities which increases the value of their sites
greatly. In this sytem‘ of land devéloPmeﬁf owners

participation is conpulsory.

In this aspect where land owners give away a portion

of their land for the whole project, it 1is called
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ontribution” and this contribution is an =absolutely

crucial element in the Guided Land Development project.

Similerly, another important elément of Guided 'Land
Development technique 1is "replotting". The original
srea minus the contribution for public facilities and
reserve -land is distributed to the ihdiﬁidual ownefs
of land . afte"replotting" and all +the rights and
interests that ﬁave existed to the previous sites are
" transferred to the new feplotted sites. This transfer
of sites is callefreplotting disposition®. These two
elements "contribution" and "replotting" are the major
characteristics of the technige of Guided Land Develop-

ment.

The key concept of Guided Land Development has the
following common features: (i) a pompréhensive improve-
went of the urban area is ensured, (ii) the owners can
enjoy the devéloment benefits eyuitably, (iii) most
of the OWners in the =zrea havé parvicipation in the
implemeﬁtation of the project, and (iv) the development
cost of a Guided Lapd ﬁeveiopmént project is less than
any otﬁer types of land developmept proejets in common
practice. The key concept of Guided Land Devélopment
method is shown in diagram No. 2 by & flow chart. Tﬁe
conept of Guided Land'Developmeﬁf“has been shown in

three figures - Fig. No. .2-A, 2-B and 2-C. It hsas been
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shown in these figures that the original boundaries
of individuel plots have been brought to a uniform
shape in figure 2-B. The totel method is shown in

figure 2-C.

2.2 Major Characteristics of Guided Land Development

The countries where mixed economy exists, most of the
urban-fringe lands are privately owned and in maxinun
cases developed privately for urban expansion by the
subdivision of the exiéting land holdings for building
construction. This prodess is subject to the problems
of irregular land holding, scattered and remote sub-
divieion, poor design, inadequate services, backlggs
in the provision of public utility and road works by
the government zuthorities, land shortage, excessivg
land speculation and high land price. Guided Land
Development can reduce thésehbroblens by consolidating

1/

separate landholdings for unified subdivision.=

The very nature of Guided Land Developument procedure
involves the consolidation or aggregation of a grdup_
of adjoining laﬁdholdings in an -urban fringé or a
sub-urban afea for their design, servicing and subdivi-

sion as a single estate inte =a proper layout of .

ij Tntroduction to Land Readjustment (Kuka-ku-Seiri
Practice; City Planning Bureau, The City o
Nagoya, Japan, 1982, p. 5.

)



streets, open space and building siteslfor the planﬁed
urban uses ol the land. Sone of the serviced and dévew
loped new sites aée sold to recover the project cost
and the other sites &are distributed back to the lanc-
owners who‘are included in the designed project. Each
project of Guided Land Development is therefore a com-

.pulsory participation and partnerships of the land

owners for greater interest of landholders.

The technique ‘of Guided Land Development provides &R,
alternative to privte land subdivision on the one hand,
and to the government 1and'acquisition and subdivision

L

on the other.

his method is suitable meinly ior subdivisionm of land
tor new urban development rather than for the redeve-

lopuent of established urban -areas.

Residents of the proéjct area can maintain their ﬁormal
lifel Uwners of land, leaseholders and other persons
who have some rights within the project area can main-
tain every day life and'buiﬁness activities-with little

interruption during the project period.

The shapes of the land in the unplanned zreas are irre-
gular which creates waste of land. since lot shapes
and land conditions are altered over the whole project

erea in a Guided Land Development project, there 1is



imminent, the area is declared a land readjustment pro-
Ject. It is either initiated by the deernmént or by
petition from a gualified percentage (in Korea, 30%)
of the landowners in the readjustment area. The city
Government or private readjustment authority then pre-
‘pare a site plan for the entire area, replotting the
land to accomwmodate both private  building sites and
public wuses such as stfeets, schools, and markets,
The city also installs all the public infrastructure,-
such. as péved roads, sewers, water supply and electri-
city. The resultinyg market value to the newly created
buidling sites is then estimated,.énd the government
retains a sufficient number of buildiﬁg sites for sub-
sequent. auction to pa& for all the public costs incur-
red in the planning ‘and installation of'infrastrﬁctufe.
The remaininé-building sites are ‘then réturned'to the
original OWners in proportion to the -value of each
owner's initial.coﬁtfibution of land to the total pro-
Ject areas, and if possible the sites returned to fhe
Ooriginal owner are within or near ﬁhe speéific parcel

of land that he contributéd_in the proejct.

The Guided Land Development in the name of "Land Read-
justment techniyue" has been first introduced in the
Republic of XKorea in 1934. A total of 392 projects,

have so far been completed or in the process of imple-
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mentation and a quarter of the built- up areas of
Korea's urban pleces has beqnldeveloped throuyh this
land readjustment programs. It.is‘prbved thet in a
developing country like ours where the publié fund fér‘
housing dévelopment is limited, this technigue or
Guided Land Development can truly help in shaping the
spatial configurations in urban aress eand in éupﬁlying
the urgently needed serviced plots for the incoming
migranté from the rural areas as ‘well as for the
naturally growing urban population. - So, the. Guided
Land Development tebhnique'can be wideiy used in our
country for our urban land develdﬁment for housihg es

well.

This proram can be guite effective if located in the
urban periphery and can help in the conversion of

fringe areas into urban residential spaces.

The ‘Guided Land Developmeﬁt technique was separafely
introduced to the Asia—Pacific Region via two European
countries, Germany. and Bfitain. Jépan adopted this
technigque in the late 1%9th ceﬁtury to rationalise the .
patfern of agricultural land holdings and then edopted
it for the conversion of rural land to urban uses and

incorporated it in the City Planning Law of 1919.

Japan .later introduced it to South Korea and Taiwan

when tlhese countries were under Japanese occupation.



26

In case of Indis, Australia and Canada, they were
linked as a mewmbers of the Dritish Empire and Common-
wezlth, and their land use- planning control systeus
were nodelled on the English systém. The rlot recons-
titution technigue which is related to Cuided Land
Development was introduced to India by the Bombay Twon
Planning fLet, 1515 and this technique wvas introduced
to lfustrelia by the Western Austra ian Twon Planning
and Developument Act, 1928, Land replotting has .been
used by sone provinces in Canada,-such as Alberta, for
many—years. Although these countries had a common link
with Britain, the Brltlsh planning system never incor-

porated their technigue.

It is noteworthy that all tﬁese- countries adopted
Guided Land Development as a town planning neasure,
as a means of iamplementing the officially approved pat-
tern of urban land use, rther than as a measure for
manag 1n5.urban development. This has rezained its main _
purpose ‘and it has been little used to co- ordlnate the
process of urban expansion and to manage the supylf

“of land for building development.

It is elso noteworthy that although there were links
between the contries adopting Guided Land Development

there are significant differences in the technlgues.

.
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The practices of Guided Land Developuent in some coun-
tries are discussed in the tollowing sectlons.

2.3.1 Japang/ 2 ;_

Urban Guided Lznd Development is officially kﬁown inl_
Japan as ﬁland readjustment®. It was t'irst authorised
by the City Plenning Acts 1919 which adopted the "farn
land pooling &nd readjustment! process. Uran Guided
Lend Developument projécts were mainly used to rehabili-
tate earthcguake and fire disaster éreas (under the
Special City FPlanning Act, 1¢23) and for urban expan-
cion in some of the rapidly growing cities ‘such as
lTokyo, Hagoya &nd Kyoto. It was widely used for the
rehabilitetion -of the war -damaged areas ({under the
Special City Planning Act; 1946)'and then ﬁdopted by
the governuent és_ a favoured method of implecenting
urban land developmenf. 'he Land Readjpstment' Act,
1654 replaced the "farm land reedjustment" appréach
with a nore efficient process. ‘“This improved process
vas also extended to the redevelopment of established
urban areas, first by the Reformation of Urban Aréas

Aet, 19671 and then by the Urban Developument Act, 1969.

Archer R.V¥W.; The use of land pooling/Readjustment
to jimprove Urban Development and Land supply 1in
Asian countries, HSD working paper Ho. 145 P.P.
9. Urban land program, Human Settlements Division,
Asian Institute of Technology, Bangkok, Thailand.

I
s
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The various laws authorising and regulating are
edministered by the Ministry of UGuided Land Develop~

ment construction.

this Wevolution® of the legislation tor Guided Land
Vevelopment tor urban land 1n lepan neans that the
312,000 hectares of land pooled and readjusted from
1919 t01%$81 was -authorised and reguléted by four sepa-
réte laws. But most (sone 232,000hectares) of the
pooling was carried out under the 1954 land feadjust—

nent law.

The Guided Land Development;law authorises government
azencies (mainly local governments) and approved land-
owner groups to undertake these gprojects. OCne main
requirement in formulating =& 'Guided Land Development
Schemé is thet atleast two third of thelaffected land-
owﬁers, by both number and area; support the proposed
proejct. The schemes are approved and euthorised by

the pretectural (provincial)} governments.

These show that over 707 of the Guided Land Develop-
nent in Japan (by aréa) is carried out by local govern-
nent ‘(42.33) and landowner associations (29.5%), .and
that the loczl government proejcts are more thaﬂ twice -

es large on average &s the landowner essociation pro-

—

jects. . . ’ =
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Host\ of the Guided Land Development‘ projects are
undertaken in the urban fringe &éreas that have been
zoned for urban development and designated  as "urban
promotion areas"™. Cuided Land Development become dif-
ficult zand compelx when these arees contein a large
amount of scattered building development with only
about half the land being used as farmland, so thet
fhe cost of cémpensation for buildigns. and other
improvammtshto be remwoved is substentizl and there is

izited net increase in the amount or residential landg.

The different Cided Land Development agencies usually
heve different land development objéctives. tlhereas
the landowner associations are primarily _intereéted
in subdividing their land for profit; the local govern-
rent undertake many of their projects in order to ins-
tell major dinfrastructure worké. Similarlj, government
agenéies such as the highways authority are mzinly
interested in using readjustment projects.for.highway
construcfion purposes while the Japan Housirg Corpora-
‘tion uses them to expand its housing ﬁrojects and to
increase the amount of land aveilable for public

housing.
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The differences in the objectives and priorities of
the various agencies lead to differénces in the size;
cost structure, financing and land outputs of their
projects. This types of projects underfaken by local
and central governuent boides also unusally have a ﬁuch
larger ﬁublic works content than the landowner projects
so that most of their financing is from govérnment sub-

sidies and public works funds, with only a zinor part

frow the land value increases. Likewise, the mein land
'output from the government projects is wusuelly as

~ public facility land rather than as residential ‘land

N

(ekcept in the case of the housing corporation and new

town corporation projects).

' In the case of 1qcal govefnment Guided L%nd Developemnt
l-gprojeéts, thé municipali£y prepares the project regula-
i;tlons and drhft prOJect proarum (wlth a uraft outllne

fdesigp) subnits them to the prefectural governor for

ap roval. The proram is'exhibited for landowner infor-

na tlon ang, obJectlons which are.counsidered by the city.

‘planning councial. ﬁnj resultlnb amenaments ere also

exhibifed for infdrmation and possible, objectlons.

The flnul yrobram is approved by the bovernor and the

ProJect rerulhulons become & munlc gl ordwnance.
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In +he case of landowner association projects, they
can be initiated by seven or more persons {(not neces-
sarily landowners) who prepare a project program and
articles of association, obtain the support of over
- 66% of the affected ;éndowners and land lessees (by
both number znd area) and then obtain the approval of
thé prefectual go#ernor after public exhibition of‘the
project program. Once the associatioh_is established
the project is implemented by a Dboard of ‘directors
wvhich inclucdes two or more elected landowenr wuembers
to act as Veuditors". The project progran, prbject
budget, rexlotting pian, plot allocation plan, plet
selling procedures, etc. are approved and amended by
general npeetings of all - association members. Most
proposals end issues are decided by ﬁajority vote but
some matters reguire- a two-thirds majority vote for
their adoption. When the landowners association has
over 100 members it can form a forum of elected repre-
sentatives of the members (in ratio of 1 or more to

10) to replace the general meetings of all mewbers.

Fach Guided Land Development project 1is required‘ to
confornm to the official land use plan and the officisl
view in that it is primarily a technigue for the imple-
uentation  of city 'plans. In case of landowner, the

street layout plah for the project is prepared by the



nunicipal plenning depértment while the.repiottiﬁg plan

is prepared by consultant experts ior the association.

The replotting plan divides ~the blocks bounced by
streets into the areas to be reallocatédlto the qri—
ginal landowners. Each area should be at or close to
‘the landowner's drighmi_landnoldiﬁg, and give him his
fair share of the project land by value.. Eowever, tﬂis
allocation of the new plot is not basei on the assessed
nerket value of the land but is determined by the use
ot a land value index or iormula that gives weightage
for land use, location, street frontage, and other fac-
toré thet inrlusnce land value. This means thet the
replotting is conducted in secret, &nd is a source of
dispute. 1t also emans tThat no coﬁplete financial
analysis, with a statement of land vzlues in and land
values-out, of each project is prepared or published.
'he hendsotie laﬁd value - gains usually .going to the

landowners therefore do not become public information.

Llthough Japan has long and extensive -experience with
this technigues and has improved its system, it still
has ‘a number of_shortcbming. Also, the technique is
. not tully s&accepted; 1t 1s ‘not used -in half of the
municipalities in Japan, end a significant minority

ol landowners oppose the technique. They have formed



33

en organisaton to compaign agalnst it in its present
torm in order to gain greater benefits for the land-

owners.

The main shortcoming orr Guided Land Development as
practicéd in Japan relates to land supply. - 1t is not
used to incresse the effective supply of lard for
housing except in the case ot the Guided Lend Develop=-
ment projects undertaken by the Japan Housing Corpora-
tion and the new town corporations., IMany landowners
prefer to retain a substantial proportion of the urban
plots they are zllocated and to hold them zs an inveét-

ment, so tht in effect, they become land speculators.

Japenese planner complain that there has been exces- -

sive use of Guided Land Developent in some cities
beceuse there sre so many undeveloped vacant plots in

their suburban aresas.

2.3.2 South Koreazl

Ls in'Japan,‘urban land- pooling in South Korea deve-
loped out of the experience with rural land readjust-
ment. This was used on a wide—scélé during the 1930's
to consolidate and regularise rural landholdings, widen

rural roads and provide sites for public facilities

3/ Introduction to Land Readjustment (Kdka-ku-Seiri)
Practice; City ©Planning Bureau, The City of
Yagoye, Japan, 1982, p. 13.
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in villages. This technique began.in'1936 under the
Urban Land Planning Ordinance based on the Japanese
planning law of 19<3. This ;rdinance wvas replaced by
the City Planning Law, 1962 and then by the Lend Read-

justment Project Law, 1966 which is administered: by

the HMinidtry of Construction.

Guided Léﬁd Developuernt in Korea ié carried out by
local governmenis, lancdowner associations, tﬁe Ministry
of Construction and the three nationzl governmetn deve-
lopennt cofporations engaged in land, housiﬁg and
industrial estate developement. lMost urban development
in Xorea is carried out through this technique,l but
some local governemtns and the three development corpo-
rations also unertake a considerable amount of land
developent on land ﬁhat they have purchased, by both

nezgotiation arnd compulsery purchases.

The wiaespread use of Guided Land bevelopment was
mainly due to the. very rapid urvanisation in South
Korea after 1955, Between 1955 and 1980 the.national
ropulation increased by 77% from 21.5 to 38.1 million
"persons and the pfoportion -of the populatien Iliving
in the cities end towns rose from 32.3% of the national
population. One consequence of this intense pressure
for urban developmeﬁt vas that Guidgd Land "Development

wvas used primerily as a technique for. financing- the
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installation‘ of network infrastructure and secondly
as a means of achieving & good standard of- planned
urban land use. These projects received little finan-
cial support from the natonal government, even fer
major infras£ructure works, so thet they had to be
self-financing end this encouraged largescale projects.
For exanple, the ten ﬁrojects is Seoul completed
during the period 1971-80 (meinly by the Seoul City
Government) everaged 28é hecteres gach. This need to
finance mofe than just the loczal infrasffucture works
out of the project land value gaiﬁs plus the pressures
from the landowners for the .maxizum land return *to

them,'meant-that there was often an inadeguate provi-
sion of land for roads, open'space and publie faci-~

lities in land pooling schemes.

A second important factor influencing urban development
in Korea is that the country has a lipited stock of
arabie land with smail landholdings. The limited area
of areble land in a country vhere there is a high prio-
rity for feod production-ﬁeane that there is a shortage
of land suitable.and available for urban develdpment.
This is one of the explanations of the shortage of
housing land and housing, and their high prices. The
_large ~numbers of small landholders in urban-fringe

-

areas has two implications for'Quided I'and Development
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projects. First, many of the farwers involved in pro-.
'jécts sell their land to speculetors because they

“cannot afford to await for the completion of a large—~.
.scale project. Second, it considerably increases the
 complexity of the projects and the difficulty of

replotting the lend.

There is a seribus housing shortage in Korean cities.
This is shown by 1@80 census finding that 49% of the
dwellings in Seoul were occupied by two or more house-
holds and that each dwelling unit acconnodated an
average' 1.86 households. The brunt of this housing
shortage is borne by the urban poor. Two of the causal
factors in the urban housiﬁg shortage, rapid urbanisa-
tion and land scarcity, have been mentioned. A third
factor was £he secondary priority given to housing in
national development programns. However, the government
has increased its housing effort over the past ten
yearé and léunched a large-scale prqject tor low-income

housing in 19¢&1.

Two of the distinctive features of Guided Land Develop-
ment. projects in South Xorea are that they are almoset
"whoiiy self-financing and are undertazken as large-scale
projedts. They are also undertaken in a context of
very high urban land values. Yet they appeer to be

organised on a crude basis as the landowners' share
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iﬁ a project is calculated on the basis of land afea
rather then land velue, apparently because of tﬁe léck
of land vaiuation skills. This land area approach
cguses greet ineguities beilween the landowners and
generateﬁ' heavy pressure for the paximum land area
returnrto the landowners., M-G. Hwéng found in hié case
study of <the uuiaed Land Development project on 1,10
hectares o1 land in the OSeoul urtan-fringe that one
landownef obtained a land value gain of Z17 times on
the farm use va;ﬁe ot. this land {from US §$ 5,090 to
5 1,240,700) while a nearby landowner nade a gain of

9

only 45 times (tfrom US $ 4,055 to $ 1u,99y10.

2.3.3 Taiwané/

Urban Guided‘Land bevelopment is usually referred to
2s urban land consolidetion in Teiwan, rerlecting its
links with thé progran for rural ‘land consolidation.
This letter program was .undertaken to consolidate
fragnented faram - holdings and install infrastructure
end facilities in rural areas. ©Both urban and rural
Guded Land bevelopment in Talwan are seen as LE&SUres
for implementing the land pollicy concepts and princil-

ples formulated by Dr.. Sun Yat-sen. T'hese included

4/ Introduction to Land Readjustuent (Kuka-ku-Seiri)
Practice; City Planning Bureau, The City of
lfagoya, Japan, 1982, p. 16.
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the principles of private ownership of land, "the
egualisation of land rights", private landownership
for use, not speculation, and community ownership of

the "unearned increments" in land values

Viftually‘ all fhe Guided Land Development undertaken
in Taiﬁan has been carried out‘since 1958,:fifst in
rural land and then in urban land. In rural zreas this
technigue begén atter the completion of.the land reforn

progranm, This fifst- projects ”ﬁefe -undertaken onl'a
trial and demonstration bégis during 1é58/b1 and thén
under the first program of 1962/71 followed by the

second program of 19Y77/82.

The first urban Guided Land Development project in the
ﬁame of land_pooling wa s begun-in i958 in Kaohsiung,
the second city of Taiwan. Although successful, the
adoption of this technique was slow up to 1971 with

_only 11 projects for 358 ha. being completed, as prio-
'rity}was given to the furél program. The urben land
pooling program wes launched in 1971 and by 19738 some
49 projects for 2,175 ha. had been carried out by 19
local governments. It‘is eétiﬁated thet the LAApro-
jecﬁs thet were undertaken outside Taipei City, saved
their loczl governments a total of US § 73.4 million
in public infrastructure works costs and US $ £6.4 wil-

~lion in land acqguisition costs (in current prices).
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Guided Land Developnment is authorised by the Land Law
between 1930-1955 and urban land pooling is regulated
by the Statute for the Enforcement of Equalisation‘of
Urben Land Rights, 1954—1964 and the Eylaw of the
Statute; 1956-1964, These léws sre administered by
the Departaent of Lend Administration in the central
governunent and by the Provincial Land Administration
in the c¢entral jovernment and by <uhe Provinciél.Land

Burezu at the grovinecial government level.

These laws authorised local governments t6 undertalke
Guided Land TDevelopment projects, subject to <The,
recuirenent that at.least 50% of the lendowners (hold-

ing et least 50% of the designeted ares) should support
or acceplt the pr0poseé projects. In 1979 the law was
amendea to authorise landowners to form assdciations

to undertake the prograume.

Fetween 195& and 1982, 21 Guided Lznd Development pro-
jects were unéertaken by the Kaohsiung city government.
liost of these projects provided land.for mixed resi-
dential and business land uses, mnmazinly in walk-up
‘multi—story buildings. - Some of +the pfojects were to

.

install major infrastructure works public facilities.

Although the city governuent began Guided Land Develop-

ment in 1958 with a successful project it carried out
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only a few projects during the sixties. The city did
not begin this program until the sevenfies,rand most
of the 21 comzpleted projects commenced after 1972.
This ‘c‘ty program reflected the central government
decision to promote urban land. The program nede the
city goﬁernment the dominant land develoger in the

city, perticularly for housing land.

The 21 projects ‘carried out between 1956-1984 saved
'the city government US $§ 96 nillion in Infrastructure
vorks costs end about US $'286_million in land acquisi-
tion costs {(both in current ?rices). This latter
saving rsflects the high value of the land‘going into
the projects. In the case of the 15 projects commenced
after 1972, the average value of the land going.into
the projects ranged from US § 30 to 12C per sq. meter
and averaged $ &4 per sq. meter. These land.values
reflected the urban development potential of the lend,
particularly the urban use zonings placed on the land.
This meant that the valuevincrease cenerated by the
rezoning of the land'fromvrurél to ufban uses was out-
side the projects and became a gproject cost instead
of a project revenue; A nunber of features of the pro-

jects can be noted below:
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There is no standard size or style of Guided Land
Development project, as most of the projects differ

from the average pattern in some important aspect.

The size of the projects cover a wide range from 0.7
upto 375.5 ha., but only three projects were sbout 72
ha. and ten of the projects were between 40 to 72 ha,

"lost of the prcjects were completed within two years.

An average of 5% of the land from eech project was sold
ag residential plots’in order;to recofer the cost of
the infrastructure works and other rroject costs. In
most of the projects the amount of cost-recovery from

land ranged between 4 and 7 of the land.

The proportion of the'land teken for roads, canals,
parks, etc. averaged 32% and was rnormally less than
40%Z. In the case of the four projects with large pro-
portions of groject lgnd taken for public purposes wére
primarily to install. major ihfrastructure works . and

‘tecilities.

The lsndowners! land value return irom the projects
was 163% on the average for all the 21 projects. This
means that the landowﬁers'received an average profit
br only b3% rrOm,tne'projects.' This was partlydue to
the high value of the 1and§;goiné into the projecﬁé

and partly due to the charging of all infrastructure
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costs to the projects. ievertheless it means that
theré is little scope for squeezing additional public
benefits from these case of the tour projects the land-.
ovner's profit was nill or small, apparently due to
the large proportion of the land taken for public pur-

 poses. .

Two couments might be made on the Guided Land Develop-
ment technigue being used in Kaohsiung and on the city
governmeni's use of land. First, the rezoning of the
land trom ruiral to urban uses prior o the tormulation.
of the project means that the land value increase due
to the rezoning is outside the zroject. Theretore,
it cannoct be ,shered among the landowners on an eqguit-
able basis, nor can it be used to pey compensation to
the sguatter households that occupy some of the project
lands or to subsidize the allocation oif some of the
project plots at below-market prices for Jdlow-income
housing. éecpnd, the "veluations” made of the lands
:éoing into the projects and building plots produced_
by the projects in order to calculéte each lasndowners'
share is ndt an assessment ot the market value of these
lends and jplots. These valuations are made on the
basis of <formula with weightages for the ditferent

features of the land. It would be more realistic and
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equitable to adopt a market value approsach to this land
valuation.

2.3.4 Australiail

The technigue of Guided Land Development is used in
only one of the six Australian States, i.e. Uestern
Australia (¥WA). It is authorised by the WA Town Plan-
ning and Develbpﬁent Act, 1982-1983  end regulated by

the Town Planning Regulations; 1967, the WA Kinistry

of Town Planning administers the law and regulations.

This law asuthorises planning authorities to undertake
projects for. the implementation of their planning
schemes.r Most town plénning.in WA is. carried out by
local governments and they have been the only agenciéé
to date. The state government bodies responsible for
the provision of network infrasfructure, such as the
Department of Highweys, have sometiumes been able to
use technigque to implewent their works through the
coo?eration of the relevant local government which
~organises the project. Alternatively, the government
authority could request the Department of Town Planning

or the Perth letropolitan Region Planning Authority

5/ Introduction to Land Readjustment (Kuka-ku-Seiri)
Practice; City Planning Bureau, The City of
Nagoye, Japan, 1982, p. 23.
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to ofganise a project on their behalf. The town plan-
ninz law does not eauthorise Guided Land Development
by landowner assoéiations as in Japan, South Korea and
Tzivan. Although a group of landowners could negotiate
and organise a cooperative project this has not hap-
péned, probably cdue to the divergent objectives of the
landowners and the availability of altiernete means of

land disyosal and development.

liost of these projects'in WA is underteken in Perth,
a scall metropolisi of one million persons with 1wo
thirds of <the state's pépulation. Only a winor part
of the city's expansion is by way of Guided Land Deve-
lopment projecis as most urban development takes place
by privte land subdivision and housing development pro-
ts. Three state 'government bodies alsc undertake
land subdivision and/or housing projects. The network

infrastruciure mazins are provided by the relevant state

H

government body and  the local -network infrastructure
is provided byrthe.land subdivisions. Only ten of the
26 loceal goﬁernments in the Perth métropolitan area
unertake this projects. This is partly because Guided
Lend Development is.mainly used as a neans of ovgrcomn

ing deelopuent "problems" rather-then to ensure orderly

development and adequate land supply, and partly

N

P T
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ecause a few local governments pfefer to use an alter-
'ngtivd precedure known consolidation of the separate

landﬁoldings.

Although the town planning law authorised the use of
Guided Land Development as from 1928, the first projeét
was not undertaken until 1953 when & Pertﬁ local
government undertook a project to redesign and resub-
divide an undeveioped and absolufe subdivision estate
and ‘to construct the road and utility networks. By
1982 some 54 projects had been commenced by ten local
govefnemnts in Perth. They were méinly in residential
areas and ranged from a 1.5 hectare project to provide
20 house plots up to & project for 250 hectares in
about 105 separate landholdings to provide 1934 plotis.
Most of the projects‘ are undertaken in order to
finance the consfruction of special infrﬁétructur works
such as a drainage system for pershy land, or a sewer
mains extension in advance of the programmed extension,
or to implementAa highway extension, or to replan end
service and old undeveloped subsivision estate. . Only
three Perth local gbvernmenfs, the Stirling, ‘Canning
and Bayswater Muﬁicipal Councils, have mede general
use of guided land development to progressively develop

their municipal areas.
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A mini town planning scheme is prepared for each Guided
Land Deveiopment proejct in order to define it and then
when approved to authorise and régulate the implementa-
tion of the project. Each scheme usually (and desir-
ably) consists of both existing and proposed land use
and landholdings maps, a scheme text, a project budget .
and a schedule of..landholdinga and valuations. The
scheme text sets out the .objectives of the project,
the steps of the project and the terms and conditions
on which the project will be carried out. It therefofe
can be seen as a fﬁrm of partnership agreemenﬁ between
fhe landgwners and the local government. The pooling
scheme 1is uauélly prepared in consultation with the
landowners and the various government bodies involved
in its imp;gmentation. The draft scheme is then placed
on exhibitioh for landbwner and public¢ information and
for formal objeétions, if any. After review and pos-
sible amgndment it is then approved. 7The scheme text
is published and becomes a legal document to guthoriée

and regulate the project.

Each landowner's share of the costa-and returns of the .
project 1is baéeq on the officlal assessment of the
market value of his land as at the time of the local
government's ‘decision +to pfepare the scheme. There

‘are upually few landowner objections or appeals against
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these valuations, or the valuations placed on the new

plots. - This acceptanco of the oftficial valuations is

- partly due to the professional competence of the

valuers and the landowner's awarenesc of valuations
through the land value system of property taxation used.

in WA.

As Guided Land Development schemes aré'uﬁdertaken to
implement the municipal land use plens, they normall&
do not involve the rezoning of land so that the land
value increases'generated by the rezoning precede the
project and are hot available to help finance the pro-
ject cosﬁa; Each Guided Land Development project hac
to generate sufficient increase in land value to
recover the project costs (mainly the cest of the local
infrastructure works) and to give the lundowners an
attractive land volue gain. Theée inc:eaéeé in 1land
values are generated by.thé congolidation of the sepa-
rute landholdings, the servicing and subdivision of
the land, and the provision of facilities and amenition
for the future residents.L}The pfoejcta also usually
benefit from the general upward trend 1n urban. land

values over time.

Most ef the Perth Guided Land Developument projects have
been iwmplemented successtully, giving the landownera.

attractive land value gains, saving the local govern-
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ments the cost of fhe intrastructure works and public
focilities, and- providing the residents with pleasant
and well-equipped ;esidential suburbs, and doing so
wvithin o reasonable time period. However, some pro-
Jects have been unsuccessful in that the landowners
have. received little land value gain end/or have ben

looked into projects delayed for years due to poor pro-

. Ject formpulation =and management. These projects

denmonastrate that the benefits are not automatic buf
have to be aqhieved by good ﬁanagement, that 1is, b&
the formulation of sound projécts with the efficient
implementation of the projectg. .This requires skilled

and efficiént project managers,

Although most Guided Land Development projects in Perth
have been successtul, the technique could be improved'

ahd’its use extended in a number of ways:

i) Firset, the Depértmen£ of Town - planning could
| prepare a standard format and procedure fo guide
local governments in the‘prepgraﬁion and implenme-
ntation of projects. This format should include
a model scheme text and ¥1 standard costing and

pricing policy.

ii) Second, the projects should be énlarged in order .

to gain the benefits of 1urger-scale land develop- -



B

iii)

iv)

49

ment and include the rezoning of the land in orderl
to bring this related land value increase inﬁo
the projedt. These larger projects will need to
be divided into stages in order io limit the
amount‘of loan finance needed aﬁd to minimise the
risk of a possible loss due to a decline in the
market demand for housing. They will require pro-

fessional management.

Third, the local governments should also parti-

~cipate in these projects on a partnership basis

and take a share of the net gain in land value,

in recognition of the substantial contribution
they make by the use of their government status
and powers to promote and advance the project to

the’benefit of the landowners. x

Fourth, 1t would be deairable to further extend
the partneréhip concept of land pooling by giviﬁg
landowners a formal roleé in the formulation and
implementation of pooling projécta by eétablishing
a management committee for each projéct uitp land--

owner membership.

Finally, the Department of Town Planning and/or
the Perth Metropolitan Region Planning Authotity

and Perth local governments should be making more
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general use of the pooling technique to achieve
the progressive expansion- of the metropolis with
an adequate supply of land_for housing develop-

ment.

2.4 Lessons from- Review of Experiences of Guided land
Development
Many countries of the world have accepted the idea of
development contained in the fechniquee of Guided Land
Development. Only a few oxperiencos in few couhtriee
hae.been‘outlined in the previous section. The experi-
ences gathered from those countries are very important
for Bangladesh to see its adoptability in the country.
The experiences are however many and varied and suited
to the peCuliafitiee of a particular country. However
the common benefits are more or leee the same. The
benefits of Guided Land Development in the above coun-

tries are the following.

i) Guided Land Develoyment helps to achieve a good
standard of subdivision design, layout and engi-

neering;

i1) It helps to provide land required for public.

streets and parks at no cost to government;

1i1i) Helps to carry out the land servicing and sub-

division works {(i.e. the construction of road



works and public utility services) efficiently

and economically’;

iv) Helps to share the cost and returns of land sub-
division among the landowners 1in an eguitable

way;

v) Helps to recover the costs of iand sub-division

from the related lund value increases;

vi) Helps to create new gites vyith clear land titles

when the ownership of landholdings is disputed;

vii) Helps to achieve the timely subdivision of urban
tringe landholdings for orderly urban expansion;

and

viii) Melps to cnsurc an adequate suplly of land foi
new housing development and to counter any exces-

sive speculation in sub-divicion of land.

Guided Land Dévelopment has 1its potential benefit of
developiﬁg of ité own. In Japan it has been found that
42% of .Cuided Land Development -were implemented by

local government and 29.5% by landowner associations.
The Guided Lénd Development projects undertaken by
local and central government bodies also usually have
a much larger public works content than the landowner

projects so that most of their {inancing 1is 1irom
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government subsidies and public works funds with only
a ninor part from the land value inéreases. Hovwever,
such Guided Land Development project is required to

conform to the official lend use plan.

In South Korea, Gulded Land Developmeht.technique is‘
applied not only in urban fringe area but also in rural
areas and for infrastructure development. Korea used
this technique to match with the requirement of perma-
nent héusing due to the huge real income increase in
the recent decades. It had to acconmodate thé large
housing and service demand in its limited land area.
The participants 'of Guided Land Development projects

made huge galns from their projects.

In Taiwan also, Guided Land Development has taken place
in both rural and urbaJ{ areas. 21 projects so far
undertaken has shown huge benefits‘from the projecté.
Provisions for boﬁh tamily houses and pultistoried

houses have been made in it.

The experiences with.urban Guided_Land Development in
. Japan, Korea, Taiwan and alsc Australia have éhown that
it has greatly assisted the .development of ﬁany of
their cities and rural centres. Their experiences have
'shown that it is & positive technique for implementing

urban plens that is self financing and is acceptable
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to the majority of landowners -in urban fringe ereas.
Guided Land Development can therefore fairly be des-
cribed es an administratively, financially and poli-

tically feasible technique for mwmanaging wurban 1land

development.



CHAPTER - 3

EXISTING CONDITION IN THE STUDY AREA



54,
CHAPTER -3
EXISTING CONDITION IN THE STUDY AREA

The major_oleﬂents of the Guided Land lDevelopuent which
was discussed in the previous chapter has been taken
into consideration in fixing the résearch objectives.
How, detalls of existing conditions of the study area
are examined thrOugh field survey. It was necessary
to étudy and survey the project area in terws of ite
topographical features, existing land use pattern,
physical infrastructure, and land value in_details 50
that +the existing condition of the study area is
grasped. For successful application of Guided Land
Development technigue, survey findings are thus the
foundation of the projeét. The mape on'existing,condi:
tions ‘are drawn on the basis of the collected data
which are required for planning and implementation of”
the project. The survey. and study brocess has been

shown in a flow diahrdm (Fij;. No. 3).

3.1 Existing Physical Conditions

3.1.1 Land level

Land level can be defined for the purposes of this

study as the relative height of land with respect to
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average flood level during monsoon. In the study area

four generalised land levels were identified (Fig.4 &

5) .

1)

11)

iii)

Level one (L1) or buildable high land: The level
one iﬁcluded the whole of the settlement and other
areas having similar hight. This levl of 1land,
generally flood free, provides the most suitable
land f;r construction of houses and there is no
nece551ty for raising it by earth filling. This
class of land is 20.03 acres whlch ia about 28.03

per cent of the total area.

Level two (L2) or medium high land: The level

to inciuded the category of land which are little

. lower than that of 1level 1. During the rainy

season, rain water runs-of{ from level-one land
down to the level-two to be collected on level
three land. This lével of land requires 1-3ft.
earth filling for making 1t buildable. This cate-
gory of land is locally known as 'chala' land and

covers 35.05 acres oOr 49.10 per cent of total
land.

Level three (Lj) or low land but buildable: The
level three .include the agricultural land which

is_comperatively low and requires 3-5 ft. earth

" £illing. This category of land is locally known

S iv)

ag "Nals" land and covers 15.72 acres which is
22.02 per cent of the total land.

Level foru (L ) or low -land not buildable: This
level of land includes some ponds and ditches which are not
buildsble. This types of 1and can serve as & wvater
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body and by digging these land some other low land
can be filled up. This level covers only 0.58 acres

which is only 0.81 per cent of the total land.

IExcept some low-lying area included in’the level four
all other land are buildable subjected to earth fil-
ling. It will requrie 3-5 ft. earth filling for the
level three (LB) land which is only 22 per cent but
the rest, about 80 per cent of the total land will
require a minimum earth filling. Acreage of land in
different 1eyels' are shown 1in Table 1 and the Tfour
types of lénd level defined for the purpose of this

research are shown in a map (Fig. No. 5).

TABLE 1

ACREAGE OF LAND IN DIFFERENT LEVELS

: Area in - Percentage of
Land Level Acres the Total Area
Leire_l (L1) - 20.03 28.07
Level (L2) 35.05 49.10
Level (L3) 15.72 22.02
Level (L,) ' 0.58 ' 0.81

. Total ' 71.38 ' 100.00

Source: Land Use Sruvey' 1987.



3.17.2 Land use

A detailed éurvey of the land use of the study area
revealed some  importent features (Fig - 6). Out of
the total area of 71.38 acres only 11.78 acres are
_Built up. "The built up areas are mosﬁly rsidentiai
in use. There is a grave-yard covering an area of 0.30
acres. Roads and foot paths cover an area of 2.76 acres,
The water bodies in the study are in;ludes one big pond
and two small ditches which cover an area of 0.58
acres. The remaining areas are either vacant or under
agricultural use. The vacant land, which arée mostly
buildable land of *“vity" or ‘'chalal category, covers
an area of 40.45 acres or 56.66 per cent of total land.-
The #"nal™ or low lands'(level_three,'LB) are mostly

under agricultural use. The different types of land

uses with their acreages are shown in Table 2.

TABLE 2

TYPES OF LAND USES IN THE SUTDY AREA (1987)

- Area in Percentage of
;and Use Classes Acres the Total Areas
Built up (Residential) 11.78 . 16.51
Vacant or Current Fallow 40.45 56.66
Agricultural Land 15.72 . 22,02
Pond/Ditch ' ; 0.58 0.81
Grave-yard 0.30 . 42
Roads ' 2.76 , 3.86
Total ' 71.38 100.00

Source: Land Use Survey" 1987.
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3.1.3 IExisting structure tyupes

Most of the dwelling units in the study area are tempo-
rary kutcha tin-shed. Permanent and pucea structures
are very few. A considerablé number of huts (small
shelters) both pucca and kutcha were found. The absen-~
tee landowners built these huts on their land and

engaged some one to live there just as a caretaker.

For the purpose of preparation of zonal plan for the
area, the plénning Authority, RAJUK imposes restric-
tions on the construction any parmanent buildings.

S0, the number of pucca structures in the study area

are very few. From the survey it is found that out

of the total of 298 structures in the .studj area,
only 23 structures are pucca and the rest are either
kucha or semi-pucca (Table 3) The distribution

of structures in the study are is slown in Feg. 7.

TABLE 3
TYPE OF STRUCTURES‘AND THEIR PERCENTAGES

g Percentage
Typés of Btructure | Number of the Total

Permanent structure ‘ 23 7.71
Semi-permanent structure 110 36.91
Tin-shed 123 41.27
Huts ﬁpucca and kucha) 42 . 14.10
Total : ' 29 100.00

Source: Field Survey, 198?.
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3.1.4 Fragmentation of land and existing size of plots

1)

Fragmentation: According to the cadastral survey map
prepared in the year 1913 th stﬁdy area consisted of
68 plots. The average plot size was 105.88 decimal.
But at present the land has become highly fragmented
and subdivided into smaller plots. The ifnormation
collected from the Directorate of Land Records and the
varification from field survey shows that there are
in total 504 plots, the average size of which is 14.16
decimal. The list of plots, their titles, sizes and
types are given in Appendix - B, fragﬁentation as on
C.S5. map 1913 (Feg. 8) and the latest fragmentation
of land are shown in Fig. 9,

ii)Sizes of the plots: According to latest fragmentation

the plots ae divided into seven categories on the

basis of their sizes, and theSe are shown in Table 4.

TABLE 4

DIFFERENT SIZES OF PLOTS AND ACREAGE UNDER
DIFFERENT SIZES OF THE PLOTS

Range of Acreage of Land Ho. of Plots

T%pes Plot Size Under Different and Percentage
Oiots {Area in Sizes of Plots of the Total
P ' Decimal) -
Averapge Percentage Ho. of Percen-
g g Plots tage
A 1-5 2.86° : 4.01 79 15.67
B 6-10 12.19 17.07 168 33.34
D 11-15 4.30 13.72 84 16.67
- F 26-30 8.08 11.32 38 7.54
G 31+ 27.91 39.11 61 12.10

Total : 71.38 100.00 504 100.00

Source:. [ield Sruvey, 1987.
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‘It is found from ﬁhé table that the type "B" plots with
areas of 6 to 10 decimals are highest in number i.e.,
158 or 36.15 per cent of the total plots. In the type
ngw (plot area 11-15 decimal) the total number of plots
are.74 6r 16.93 per cent which is second highest number
and,typé "AY plots {(area 1-5 decimal) are 69 or 15.79
. per cént.' Out of the total number of plots (504 nos.),
abpuﬂ 65.7 pef cént (or 331 nos.) ﬁlots are of the size
upto 15 decimais. Although. the lands are highly ffag—
meﬁted but still the existing average size of-the-plots

are 16,16 decimal which is quite satisfactory.

3.1.5 Shape of existing plots

The shape of the plots are importénf for proper qtili-
zation of ; housing plot. Out of 504 piots 239_numberé
(or 47.42 per cent) wefe found reguiar in shape. HMost
of the plots were irregular in shape. The number of
irregular plots wer; 265 per cent of totai. plots.
Table 5 shows the number §f piots according to their

shapes.

‘Différent shapes of plots.will provide different range
- of space utility. in case of deshaped plots effi;ient
planning and land utilisation is very different. 1In
an unplanned area, different owners. purchased different

percels of land in different times which created vari-
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TABLE 5

EXISTING SHAPES OF DIFFEREHT PLOTS
IN THE S5TUDY ARKA, 1987

Percentage of

Shaype Ho. of Plots the Total -
Regular <3G L7 .42
Irregular . 265 52.58
Total 504 . 100.00

Source: I'ield Survey, 1987.

‘ous sizes and shapes of the plofs. vThe:uniformity and
regularities in terms of shapes of the plots aré quite
absent in the area. As a result, when people will plan
a house according to setback rule of RAJUK, it; will
be found that even a big size of plots‘as because it
ig irregular in shape will provide a minimum space uti-
lization and much of the land will be left unutilised.
The space utilization charascteristics of five irregu-

" lar shaped .plots, according to "the setback rules

(RAJUK), are given in Appendix - A (Fig. 10).

3.1.6 Orientation of.plots

Climatic variation is prevalent in our country i.e.,
the cold wind blow from  northern direction in the
winter season and monsoon wind blow from sbuthern;
direction in summer season. So, the orientation is
an important factor to determine character bf deveiop-

ment which directly influences the-design of a house,
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By considering the cliwatic factors the orientation
of a building site is generally determined which in-
clude sun direction, temperature, humidity, rain and

direction of wind in a region.

As the plots in the study area are divided in an un-
planned way, it was observed that wost of the plots
were not in proper orienfatioﬁ in terms of eclimatic
conditions prevailing in the country~(Fig; 10).

3.2 Physical Infrastructure _(Utilities and service
’ facilities) :

i) Roads and access facilities

The internal road networksj o{: the study area
is very under developed. The road networks of
the Study area are shown in Fig. 11. Thére is
no metalled road within the. étudy area, The
ﬁain road which passes through }he northern part
of the study area and other 4 éhort distributory
réads are only brick paved;' ?hese brick paved
roads are also broken in severél-points and one
can not pass through these roads with vehiecles,
The brick paved roads i.e., the main road and
road Ho. 10, 12, 15 & 16 (Fig. 11) are main-

tained by the municipal corporation and may be
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treated as public roads. The: total length
of these'roads are about 384,480 rft. The other
‘roads are mainly fdot paths, narrow and uﬁmetal—
led, and still under private ownership having
-a total length of about 46,429 rft. The inven-
tory of existing roads is shown 1in -Table 6.
_Dufing the rainy season it becomes difficult
to move through these roads. Most of the roads
and access ways is only 2.76 acres or 3.86 per
cent of the total 1aﬁd. AlthougH the internal
road networks are .gquite insufficient but it
should be mentioned that the study area is well

connecﬁed with central city by bus route.

As .regards access to individual plots, it is
found that out of 504 pldts,_dnly 366 plots have
access facilities from the apﬁroach roads and
rthé fest 138 plots.have no access at all. The
narrow space used as demercation of plot bounda-
ries 1is inadeyquate even for pedestrain access

- not to speak of any vehicular entrence.

As it is an unplanned area it was found that
access to the site from their approaches are

not adequate to meet the demand and also not suffici-



TABLE 6
EXISTING ROADS AND ROADS GONDITIONS

Tvypes

. Nature Pricoa Maintainance Léngth Width:of
Road No.  Pz3is— Vehi- Brick Con-  Betusic 12t¢h® o as T Tmnieic Tocal  in srds road in
traan cular paved crete nous Highway pality people *

(1) (2) (3) (4) (5) {6) -~ (7) (8) (9) (10y . (11) (12)
Link vead " x - - x - X - - 500 100
1 X - - - - X - - - 500 é
14 X - - - - X - - - 100 é
2 X - - - - X - - - 120 6
3 X - - - - X - - - 1000 6
4 X - - - - X - - - 150 6
5 X - - - - X - - - 150 - 6
é X - - - - X - -~ - 320 6
7 X - - - - "X - - - 5¢ 6
8 X - - - - X - - .- 50 6
9 X - - - - X - - - 400 6
10 - X X - - - - X - 600 8
104 X - - - - X - - - 36 6
10B X - - - - X - - - 30 6
100 X - - - - - X - - - 20 6
10D X - - - - X - - - 40 6
1CE X - - - - X - - - 20 6
10F X - - - - X - - - 10 6
10G X - - - - X - - - 16 6
108 X - - - - X - - - 10 6

€L



{Table contd.)

(15)

(1) (2) (3} (4) {5) (6) (7) (11) (12) .
11 X - - - - X - 150 6
12 ' - . X% X - - - - 600 ®
124 X - - - - X X 45 6
12B X - - - - X X L0 é
12C X - - - - X X 30 6
12D X - - - - X X 30 6
12E X - - - - X X 50 6
13 X - - - - X X 15G 6
14 X - - - - X X 300 6 .
144 X - - - - X X 100 6
15 - X X - - - - 600 &
154 X - - - - X X 30 6
158 X - - - - X X 40 &
15C X - - - - X X 15 &
15D X - - - - X X 40 6
158 X - - - - X X 55 6
_15F - X - - - - X X 20 6
15G X - - - - ) X 45 6
16 - X X - - - - 800 &
Main Rocad eof
the study. - X X - - - - 1800 8
area .

Source: Land use survey, 19&7.

VL
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ent to perve the purposes. On the other hand sonme
of the plote have paradoxically double access at
both eidea of the plots which were not essential,
and thise kind of double access provision are
nothing but misuee of valueble urban land. The‘
plote without access facilitiesp are shown in Fig,.
10, |

11) Drainage

According to the survey report by a private firm

named Survey Corporation, the study area 1lies
between +5 and +20 of Ban;iadeah datum (8O0B).
S0, except durlng high flood period, in all other |
normal flooding situation the study aerea remains .
flood free. Buf due to lack of proper dralnage
facilities rain wvater stends in comperatively low
lying areas. Vhen the whole area were under egri-
cultural uaéa, the rain water flowed from home-
stead to agricultural field. 'But at present due
to earch f1lling on individual initiatives most
of the low land became high and the low land gets
-moat rain water that etagnates there and creates

.and unhealthy condition.

Regarding drainages facilities 1t was observed
that there 18 no .surface dralnage provieion in
- the etudy eres. In the rain season water logging

in front of many houses was a common feature.
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111) Water supply

Safe drinking water was not available in most of
the houses in the study areas It wvas found that
moat of the houses were using kxucha well or tube-
well for the supply of  water for drinking and
other uses. Kucha well is cheaper to construct
and aerve& well in the rainy season. But it may
not be safe all the time. 1In this area véry‘
recently WASA has undertﬁken a schema to distri--
bute piped water and some main lines were 1laid
down;- But due to unplanned access facilities,
it became difficﬁlt to provide pipe line to each
and every house, At present only thé houses situa-
ted along the main 1lines and having good accese
acilities are getting piped water, But WASA had
their programme to distribute piped water in each
and every house, which will teke & long time to
| implement.

In the dry eeason, it was really difticulf'to got
fresh drinking water because ground water level
falle down and most of these tubewells become out
of'ordex. Sources 6f water and their ownerahip

pattern are shown in Table 7.
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TABLE 7 .
SOURCES OF WATER AND OWRERSHIP PATTERN, 1987

Source of Ownership Pattern . Total Pert;ent
Water . otal of o
Self Z - Other 4 ‘ Total

Piped - 14  B87.50 -+ 2  12.50 16 31.37
vater ' : a
Tube-well 23  95.83 1 4e17 24 4706
Kucha wsll10 90.91 1 9.09 11 " 21.57

. Pucca woll - - - - - -
Pond/Ditch - - - - - - -
Total 47 | 4 | 51 100.00

Sourcet Houeehold queetionneire survey, 1987.

From the table it is found that out of 51 house-
holde surveyed, 24 households (47.06 per oent)
used tube-well, 11 houeeholds (21.57 per cent)
used kutcha well and 16 householde (31.37 per
cent) used piped supply as the mource of water.

iv) Sanitation

Sanltetion facilitles are in a state of poor deve-
lopmqnf and unhealthy condition. There is no
sverage provision in the area and most of the
latrines are insanitary, P"kucha well", Pit lat-
~.rine" and 'tangha latrine!. E;cept a few house-
holds who have built permanent building have cons-
tructed septic latrinea. In comparison to water
supply, aénitation condition are in a more deplor-
able oonditisn. Sanitation facilities 1in - the

study area 1s shown in Table 8.
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TABLE 8

' SARITATION IN THE STUDY AREA, 1987

Types _ Rumber ‘Percentage
Senitary- : - -
Septiec tank - 4 7.84
Kucha well 31 C60.79
Pit latrine " \ 21.57
Tangha latrine .. . 5 9.80
Total , 51 100,00

Sourcet Household questionnsire survey, 1987.

v) Solid vaste

There ie no provision to remove the aolia waste
in a hygenic method. Most of the households throw
the weste in the low lands or on the side of the

roads.

vl) Energey used

A, Elecgricitx

There ies power distribution lines (of Power Deve~
lopment Board) along the main roads and also among

some subsidiaery roads. Due to lack of planned
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access fgcilities yet many houses are not enjoying
electricity facilities. According to survey in-
formation, out of 51 households only 26 wvere en-
Joying the electricity facilitioes, Thét ise oniy
50.98 per cent of the total households are getting
electricitj- There is street lighting provision
6n1y along four main roada; In other roads of.
the study area there 1s no street lighting provie

sion.

b. G&s -

Gas line pasges under the maln road of the study
area and are distributed in the houses where
access facilities are satisfactory. Due to un-
planed distribution of houses most of the house-~
holds are deprived of thia_facilit&. It is found
from the survey that about 482 of the households
has not yet feceived gas facllities. The houses
which have good access facility are enjoyihg this
facilif;ea; The use of different kinds of energy |
1s shown in the Table 9.
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TABLE 9

USE OF ENERGI IN THE STUDY AREA, 1987

N
+

Typee of Lnergy ggﬂggﬁogg Percentage
Gap . 10 | ’19.60
Electricity 4 7.85
Keroeine oil 6 11.77
Wood aetce - : - -
Gas + Electricity 26 50.98
Eerceine oll + Electricity 3 | 5.88
Wood ; Kerosine oil - | -
Wood + Electrilcity 2 3.92
Wood + Gaa - -
Total 51 100.00

Sourcet Household questionnalre aurvej, 1%87.

3.3 Community Facilities

The avallabllity of community facilities within the
study area 1o given in Table 10.
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TABLE 10

AVATILABILITY OF COMMUNITY FAGILITIES IN AND
AROUND THE STUDY AHEA

Social/ ‘Uistance in Miles.
Community ,
Facilities , . e PRV rs i iles
Available £ Mile 1 Mile 14 Mile 2 lliles 24 Mile 3 Mllef
Primary - T No. 1 No. 2 HNo. Not Surveyed -
School
High : - 1 HNo. 2 No. Not Surveyed -
School ' :
Madrasha 1 No. . | =~ - Not Surveyed -
College L= - 1 No. - 1 Ho. -
Bazar - 2 Wo. 1 Ho. - Not -

’ : surveyed
Shoping . - - - 1 No. - - =
Centre '

- Mosque - 2 No. -  HNot Surveyed -
Health - - 1 No, . = . _ -
Community - - Not Sﬁrveyed . -
Centre o
Play ground - 1 No. - Not - -
: - . surveyed
Post office - 1 No. 1 No. 1 No. Not -
: . surveyed

' Children - - Hot - . - -

surveyed

Source: Field survey, 1987. .
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Educational facilitiesn

There'lis no’ educational - institution within the
study area. There 4is one pripary school within
one mile of the study area and a high school about
ono and a half mile distence, The nearest college
of two and a hﬁlf mile. There is one girls' school
within one mile and a good madrasha in the central
Kazipara vhiéh is only helf a mile distance from
the area. By bus the study area is well connected
vithin Dhaka central city. So, meny students attend

schools and college in central city areas.

11) Religious centrep

141)

There are two mosques in the study area. Of then
one 1is of pucca construction and another is semi
pucca, Both of them offers religious education

of the children in the morning.

Sho neg facilities

Most of the people of the setudy area generally
go for marketing of daily necessities in the local

market (Bézar) within a diptance of 1-2 miles.

" 0f these markets, Kazipara Bazar, Taltala Bazar,

Mirpur Bection No. 10 Bazar, Mirpur Section No.
1 Begar are the main. The EKazipara and Taltala

Bazars although nearer but temporary in nature.



83

The lMirpur Section 1 Bagar 1s a permenent one

wvhich is at & distance of 2 miles. For the pur-

poses of occasselonal goods and services the people

of the study area generallj go to Farmgate, Rew

Market etc.

iv) Recreatiggal_{gcil%}iés

LY

There 18 no facilities for'recreation. Even for

the children there i1s no play ground or any big

open space where they can play.

3.4 Socio~Economic Condition

3e4e1 Demographio charaoteristics

a)-

Size_and types of family

Most of the families in the etudy area ere of nu-

clear type. For the study it wes found that 44

familiee (86.3%) out of 51 families were of ﬁue
clear type (Table 11). Only 7 families (14 per
cént)-uere joint families. - The average alze of
the femily 1is 4;27 person which 1is below the
national,averaéé. The average slze and types of

farilies in the study are are shown 1in ihe teble

no. 11.

s
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TABLE 11

TIPES OF FAMILY IN THE STUDY AREA, 1987

Types of Family

No. of Percentage ‘ ,
Family of the totel N & ®aT ks

Nuclear family 4h 86 Most of the

fanily 1in the

Joint family 7 14 study ares
Total ) 51 100

single in nature

Sources Housshold guestionnaire survey, 1987. .

b)

Age-pex composition

Total number of population surveyed were 175 in
51 households. Of them 19 wvere male which cons-
tituted 62,28 per cent of the total population
and 66 were famala‘whioh constituted about 37.72
pér cent only. The mele~female raiio vag 100;60

wvhich is below the national figure. Kumber of

population, age groupe and age-sex ratlo are shown

in the following Table 12.

the non-prodﬁétive group which covers {(age between
1 to 15 years) sre 28,56 per cant of the total population
minly echoolgoing student. The population ere meximm
in mmber of the age group cEA16 to 45 years which
covers 50.87 per cent éf the total population. This

age groups vital in the society and econonmically
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The age group 46 and above are also

considered economically less productive Hhidh cons-

titutes population over the age-group 45+ are

treated less productive but many people in this

group still are engaggd in income generating works.
. -

TABLE 12

POPULATION aq§ GROUP ARD AGE-SEX RATIO, 1987

%
Age "Sex | Total Percentage of
~ Group Male 7 Female - Ho. the Total
0-5 2 28,57 5  T1.43 7 4400
6-10 4 30.77 9  69.23 13 742
11-15 17 56.67 13 43.33 30 17.14
16-20 19 63.33 11 36.67 30 17.14
21-25 22 88,00 3 12,00 25 14.30
26-30 11 78.57 3 2143 14 8.00
31-35 7 87.50 1 12.50 8 4457
36-40 6  75.00 2 25.00 8 4e5T
41-45 1 25.00 4 T75.00 4 2.29
L6+ 20 55.56 16 b el 36 20.58
Total 109 62.28 66 37.72 175 100,00
Sourcet Houaehold'queétionpaire aurve}, 1987.
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¢) Education

As far ss the general level of education is con- .
éerned. the situation is satisfactory. Among
the fifty bne householods survey, 37 persone were

P

found to have‘primar;reducation and f1‘had secon-
dary education. There were two engineérs, one of
them was diploma and the other was degree holder,
4 of the respondents were post-graduate, 21 Higher

Secondary and 13 were graduates.

TABLE 13

EDUCATIONAL LEVEL OF THE STUDY AREA, 1987

Level of Education o Number
Primary ' _ 37 |
Secondary 1
Higher Secondary _ 21
Degree 12
Post-graduate : . 4
Téchnical Diploma : : 1
Engineering (Degree) ] 1
Medical _ " . -
Total 87

Sources Household questionnaire survey, 1987;
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34442 Occupation and income

Information on occupation and 1néome of the plot owners
in the study area were collected with the help of sam-
ple household questionnaifs survey method. The infor-
mation on income and occupation, presented in Table 13,

Covers total employment by different types i.e._agrif

culture, service, business + agriculture, and range of

monthly income.

The information about employment shows that wmajority.
of the people are engaged in formal activities 1l.e.

services in governmentel and non-governmental organisa-

tions. The original settlers still are engagéd in
agriculture "with other activities 1like business and
services a8 secondary occupetion. Maximum of the peo-
ple earned income ranging bétween 1600/- to 300/-.‘ All

of the familles earned above 1500/-, The range of

income that nost of the:people belongs to middle 1ncomé

‘gEToupS.

Types of occupations and range of ménthly income are
shown in the table no. 14. Although, the original set-
tlers still sre engaged in part-time agriculture with
other activities by graduelly 1t is changling  their

typeslof occupations.
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TABLE 14

TYPES OF OCCUPATIONS AND RANGE OF MONTHLY INCOME

Range of Monthly Income (in Taka)

gccggati°““1 Uoto  1600/- 2100/~ 2600/- 3100/- 3600/~

P | 1500/~ . to to . to to to
- 2000/~ 2500/- 3000/=.. 3500/« above

Agriculture - 1 2 1 1 -

Service . - ' 5 5 2 4 9

Business - - - 1 1 5

Agriculture + N _ 1 3 - -

Service

Business + - _ - _ - -

Service

Business +

Agriculture - - - 4 1 1

Total - 6 1 7 18

9

- Bources: Household questlionnaire survey, 1987,
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34443 Existing Land Value.

Land value is an imporﬁant economic consideration for
the implenentation ot Guided Land Develépment.schemes.
The potentiél increment in the . land value after
improvemeht deternines the-émqunt ot land'contributions
thut can be obtained ftrom iﬁdividuai plot owners for
the provision of necessary services and community faci-
lities in Guided LandlDevelopment project. The exig-
ting-vélue ol'’ land in the study area ranges very widely
between Tk. 25,000 per decimal fo Tke 1,20,00U0 per d-
ecimal depending on the character and Locatién of land.
Lhe study finds that, atter construction of TU0 t't.
wide link road, the value of land along road side
jumped trom ‘laka 5 lakh to Taka 15 lakh per bigha, but
the Jdand value did ﬁot increése eyually everywnere.
At present land value along 10U Link road is about
2.0 lalkh per decimal. The value increased at a high
rate along the main road. Low lands and lands without
access Vfacilities navé_ Stili very Jlow land value,
Exist;ng land wvalue of ditfferent- typeé of land are

piven in 'ltable 15,

3e4.4 Dwellers opinions trom attitude survey

In case oi conventional land development methods as

in Sites and Services Schmes, there are many probleus



xxxxx
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TABLE 15

EXISTING LKND VALUES OF DIFFERENT CLASSES
IN THE STUDY "AREA, 1987

Average Value. of Land Per Decimal Tk in

Types of '000

Land Along Along Along Local Hithout
Main ~ Secondary Access Road any
Road Access Road ' Access

High Land 100-120 55-60 50-55 40-45

(floor (Max.200)

free) :

Medium high '
land 85-90 20-55 40-45 - 35-40

Low land, .
buildable 60-70 40-45 35-40 30-35
Difch/Pond,

not

buildable 35-40 35-38 $30-35 25-30

Source: Land value survey, 1987

like system of  land acquisition where the land owners
are generally compensated as per the provision of land
Acquisition Act. In this system of compensation, own-
ers are generally deprived from the actual value of
their property. On the other hand, the original people

are displaced from their settlements. They are
deprived from the. rights and there 1is no gurantee for
rehabilitation of the affected persons. Under this

conventional approach of urban development, it becomes
difficult to implement a plan for various reasons.

Note: Land value is Tk. 2 lakh per decimal adjacent
to 100' link road. '
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One of them is resource constiraint which is one of the
main problems Lor proper implementation ol the plan.
Acquisition - of land and rehabilitation of affected

persons involves heavy expenses. On the other hand

large number of “displaced families, gsolietimes Ztorm’

a pressure group and causes delay or dropping ot the
project. - So, the possibility of Guided Land Develop-—
ment method was explored by conducting an ettitude sur-
vey amongst ﬁhe households of the study area. ‘The
results of the survey are discussed in the following

paragraphs.

a) The Attitude ol the people towards planned deve-
lopment

Out- of 51 sample households sgrveged in the study
area, 43 plot owners are willing to participate
with the public authority towards planned deve-
lopnent of the area, and they think it will be
favourable for repaid development if thé settlers
do it through éooperative& and takes participa-
tion in the developuwent work directly. Some of
the land owners (8 nos. ‘or 15.7 per cent) are
not willing to parﬁicipate through contributions
(iand or mouney) on their part, since they think
that it is the responsibility or the Government
to provide all public facilities for the urban

dwellers, table 16.
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TABLE 16

ATTITUDE OF THE PEOPLE REGARDING METHOD OF DEVELOPMENT

- - INo. of N .
Methods of ) Percentage of
D log t Persons the Total
Developmen SunLorted .

By the Governuent 8 ' 15.69

Ey the local people - -
Ey local people and _

government development 43 S4 . 31
authority jointly

Total : ' 51 100.00

Source: Household questionnaire survey, 13G7.

In fhe system of joint pgrticipation between the
owners of land and the pubiic authority, the land
owners 1iu the project area will surrender their
rights on theri land for the tire-being to deve-
lopment authority with ‘the undérsiénding that
after developﬁent each individqul owner will be
provided with serviced Buildinu site in exchahae
oi "his raw and ﬁnylanned lana. ii'ter receivinyg
the rights from the land owners the public deve-
lopment authority prejpare a preliminary develojp-

ment plan,

at



b)

4

The survey results ghowe the satisfactory res-
ronse in favour of accepting this new approach
of rapid land development method which is possi-

ble to the iwmplemented without depriving any land

ownaer and with minimum public expenditure.
. . E i

Financial arran;euent  suprorted by the land
cwnerg for the reccovery of the iproject cost

Regarding financial arranbement. in this systen
of development, initial funds come: {rom national
subsidy and ultimately the itotal. project cost
is recovered either by selling the reserved land
or collecting the levey from each of-the.land or
collecting the levy from each of the land éwnefs.
Therefore, reserved land is an essential part
of the project [inancing for-recgvefy'of the pro-

ject.

In a sﬁmple survey of 51 ‘1énd owners, it was
found that 32 of them or 62.75 per cent are wil-
ling to contriﬁute a portion of their land for
financing the project cost. The owners who have
small amount of land are not willing to .share
the project'cost by contributiné land, but wil-
ling to share the project cost by each céntrigu—

tion. The number of such participants are 11

v
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or 21.68 per cent, & land -owners or 15,68 per

cent are not willing to contribute at all either

by land or by mouney for the developuwent cost.

Regarding financial arrangement,

the opinion

of the land owners are shown in Table 17.

TABLE 17

RECOVERY OF PROJECT COST BY LAND AND CASH CONTRIBUTION

Financial Humb P N
Arrangement lumber o ercentage

g ot Persons of the total
Uppested

Apreed to land ' L
contribution 32 62.75
hgreed to cash

contribution 11 21.56

ot agreed to any -
contribution 3 15,683
(land & cash)

Total 51 100.00

Source: llousehold yuestionnaire survey,

1987.
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CHAPTER - 4

PRINCIPLES, POLICIES AND STANDARDS
' FOR GUIDED LAND DEVELOPMERT

From the findingﬁ of physiqal survey it has been re-
?ealed in thefprévious chapter that the physical and
social inffﬁstructure'and service facilities are poorly
provided 1in some areas and totally -absént in other
areas. Before géing to plan for the prbvision~of ser-
vices and utilities, it .is required to consider the
econouic fgaéibility of -Guided Land Development which

is discussed below.

4.1 Economic Feasibility of GLD Project

It is found from‘the results of land value survey that
the flood-free high land in the project area has the
maximum land value of Tk. 1,20,000/-~ per decimal along
the existing main road (brick-soled) while the land
value along 100' wide I"lirpur-l'ink road is about Tk.
2,000,000/~ per decimal. 1t is 5150 tound that the ave-
rage land value of food-free high land (considering
all high land ‘with of without .accéss) is only Tk.
60,00U/~ per decimal wnicn is ekpected to rise by at

least 100 rer cent al'ter the implementation ot the pro-
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TABLE 18

LAND bONTRIBUTION FOR GLD PROJECT

Edsting Land Value in

civtiiman Lend Contri-

Total -

acres

frea or 'CCC Tk./Decimal Hgected Ticrease sution Available
Clyre or Lenc Land in . in av. land value
' icres Madmus (along Ave- (in per cent) Ti Darcent In Acres
main road) A
A. High buildable land
Privats 17.23 120 U 10U 50 8,61
Pubiic 2.50 - - - (e Z.80
- B. Medium hih land (buildable
with 1'-37' ©illing)
C Privete 34..29 S0 55 106 - 30 1704
Puclic 0,76 - - - 1C0 G.'76
C. Low land (buildable with
3'-5' filling) _
Private 15072 70 40 160 50 7.86
D. Very low land (not buildable)
Private - 0.53 - - - - -
Total 71.38(100%) - - - 52.0%2  37.17
Zdisting Public Lands:
Hoads vee 270 acres
Hosyues «e.  0.30 acres
Graveyard ... = 0.30 acres

L6
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ject. .Simiiariy,-the ﬁaiue ér medium high lands and
low lands are alsoexpected tO rise by about TUU per
cent with the implementation of the project (lable 18).
The -theoretlcal relationsnip ol the lana value 1in-
crease (in per cent) and the corresPOHdingumaximum land
conpribution'{in per cent) atrtforcable by the landowers
is shown in Tig. 13. With the helyp of fnis figure it
can be estimatea that the maximum coutribution ot land
{including existing public lands) which will be avail-
able tor the implementation of the préejct is 37.17
acres or 52 per cent of the total project-land (Table
18). Since most of the GLD Qrojects can be success
fully implemented with a land contribution ot 4U per
cent so, the study project is tound to be economically

feazsible.

4.2 Pre-condition for SuccessfullGulded Land Develop—
ment PrOJect
Guided Land Development is one of the Lowerful.tools
for the develorment of unplanned laﬁd with'minimum or
no public expenditure. This mgthodrof land development
is mosfly self-financing and can be used for timély
development of land in urban areas, specially the
fringe areas which are potentially ripe for new urban
expansion. But for a sﬁccessful Guided Land Develop-

ment project wsome necessary pre-requisite conditiong
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“are regquired to be fulfilled. The following are the

main pre-requisite conditions for a viasble Guided Land

Development Project. i

a)

b) |

c)

a)

The governnent oﬁ'the country and the respective
land development authority should ‘be genuiﬁely'
interested' in achieving the proyer. develépment
of the urban fringe lands in ifs jurisdiction to

a planned pattern of. urban land use.

There should be provision of laws which authorise
the public agencies and approved landowner groups

to undertake Guided Land Developument Project.

In order to tormulate a Uuided Land Defelopment
project it must be realised that the majority of
the aitected landowners {preterably two third),
by both number and area, agree and support the

development oi their land in this method.

The area selected tor Guided Lénd Uevelopment pro-
jeét should have market demand tor planned and
éerviced 'sites for building cieveiépment. Prema- -
ture development of urban rfinge areas mnay in-
crease the-cohplexity tor Guided Land UDevelopment

project.
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I'he project area should have physical potentiality

for developnent and the main utility networks i.e.

the public roads, water, gas, electricity etc.

‘are nearby, and these can be extended and connec-

ted to the project area. Illoreover, the project
area should be sufficiently tree from building
structures. Fresence of large number of scattered

building structures reduces the possibility of

. land development through this method.

Urban ftringe lands are ftragmented info separate
landholdings, and the 1individual landowners are
reguired to contribute- a certaln percentage of
their land tor tThe provision of roads, comunity
Taciliteis and utilities, and for finanéing the
cost or Guided Land Development project. So, the
average size pf existing landholdings should be
such that after cohtribution the individual plot
sizes remain suificiently large to provide for

potential bﬁilding sites.

Bach Guided Land Development pjoject has to gene-
rate sutficient increase in land value to recover
the project costs (mainly the costs of local in-
f:astrucfure works) and to give the landowners

an attractive land wvalue gain, The increase 1in .
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land values are penerated by the consolidation
of the. separate landholdings, the servicing and
subdivision of +the land, and the provision of

facilities and amenities fbr the future resiaents.

In this system the Landownefs included in the project
area lose a small portion oI their land, bgt in -ex-
change, they receive greater benef'its through the pro-
ject by way of land vélue increase in their sites
gLreatly as the shape, size and orientation of their
present sites become more regular with Emplementafion
of fhe .scheme. " Now, after develoﬁment,. each plot
becomes easier to use as eyuipped with necessary public
facilities -which increases the wvalue of their sites

greatly.

Guided‘ Land Developmént. projects . become encouraging

when these are implemented successtfully, giving the
landowners attractive land value gaih;, saving fhe
local governments the cost of the infraétructure works
and public facilities, and providing the residents with
pleasant and well-eyuipped fesidential " suburbs, ﬁnd

doing so within a reasonable time period.

However, the projects may be discouraging when the
landowners receive little or no land value gain and
when the proejcts are delayéd for ycars dueto poor pro-

ject formulation and manageument.
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This is 'to be remembered that the henefits are not
automatic but have to be achieved by yood manegement,
that is, by the formulation of sound projects with the
efficient implementation 5f the pfojects. This re-
yuires skilled, compefent and efficient project mana-
gers and technical personnel i.e; plannefs, engineers,
architecﬁs, surveyors . to manage'.the prépération and

inplementation of Guided Land Developuent project,

4.3 Basic Principles and Policies for - Guided Laﬂd
Development
Each Guided Land Development (GLD) project can be seen
as a form of compulsory participation and partnership
agreemeﬁt between the landowners and the local govern—
went (planning authority).: Generally, the landowners
contribute a portion of theif land for financing the
cost of the prpject. The amount of land contribution
is proportional to thé expected land value increase
due to the implementtion of the project. The palnning
authority provide the necasgary- technical expertise

for the planning and implementation of the project.

Guided Land Deveiopment projects are initiated by the
public authority (Sometimes by thelluhdowners' asgocia-
tion) with. the consent from a qualified pércentage
(usually two—third)'of the 1éndowners in the project.

The consultation with landowners is necessaryto ensure



that they understand the proposed project and how it
s likely to uffect tﬁem, and then suyppft the project.
The consultation with other governuwent agencies such
as the public utility authorities, in preparing the
schewe is also a key step because it'promotes tﬁeir
,co—Operation.in implementing the Guided Land Develop-
ment project. This can be essentiél when public roads
and utility mains have to be 'extendéd and connected

to the project,

The public authority then prepare a site plan for the
entire area, replotting fhe land to accommodate both
private building sites and public uses such as streéts,
schools, markets etc. The authority also installs all
the public infrastructure, such as roads, sewers, water

supply and electricity;

_The resulting market -value of the-newly plotted build-
ing sites is then estimated,. and the authority retﬁins
a sufficient ﬁumber of building éites for subseyuent
auction to pay for all the public costs incurred in
the planning and installation of infrastructure. The
land will be sold out to the potential buyers who do
not.haQe any land or house within Dhaka Metropolitan

Area.

H
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" The remaining building sites are then returned. to the
original - owners in proportion to the value of -each
owners'"initial contribution of land to the total pro-
ject areas, and if possiblé the building sites returned
to the owner are within or near the original parcel
of land that he éohtributed in the projedt. A1l the
trights and interests' of the owners that have existed
to the previous sites are transferred to the new re-

plotted sites.

Each landownefs' share of_the'costs aﬂd'returné of the
project is based on the official assessment of the mar-
ket value of his land as at the'time of the planning
authority's decision +to pfepare fhe " scheme. There
should usually be provision for landowners' objections
or appeals égainst these valuatioﬁs, or the valuation
placed on the néw plofs.The accéptance of the official
valuations 'is greatly dependent on the professional
competencg of the valuers and the landowner's awareness

of valuations.

ln sone caées, a part or whole of the contribﬁtion

to and returns trom the project may be allowed to make
by money instead of tand. This may be particularlx
necessary iﬁ case ot owners of very small sized land.,
It the value of returned serviced  plot is more than

the originally contributed raw land, then the owner
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will be reguired to contribute an amount of money which
will balance the excess value. 0Un the other hand it
the value of serviced plot is lower, then the owner

will be compensated by money return.

It is desirable to extend the partnersﬁip concept of
GLD by giving landowners a tormal %ole in the tormula-
tion and implementation of projects by establishing
a management.qommittee for each project with landowner

membership. -

The initial tund needed to start +the project is
required to be provided by the local authority or by

some loan giving agency.

The iarger projects should be divided into stages in
order to iimitlthe amount ot Loaﬁ-finance needed and
to minimise the risk ot a possibie loss due to a dec-
line in the market -<demand for néuéing. This . will

reyuire etfticient professional management.

The local authorities should also participate'in.some
-of these projects on a partnership basis and take a
sharé-of tﬁe net gain in land value, in recognition
of the substantial contributional lthey make by ‘the
use of theilr pgovernment status and powéré to promofe
and advance the project to the benetit of the land-

owners,
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The resﬁebtive Ministry of Urban Planning could prepare
a standard rormat:and procedure to guidé,local authori-
ties in the preparation and implementatiog of projects.
I'his format should include a model! scheme text and

a standard costing and pricing poliecy.

4.4 Standards ftor the Project

The general standard of develobment in the GLD project
area should be in contformity ﬁith the basic character
of the. area and the . socio-economic condition of the
landowners and the residents ot the area. LI the stgn—
dard is set too high, it will create gereaf burden
for the low-income people. Again, it the standard
is set too 1ow, tha£ will create '‘dissatisfaction for
the higher income group. So a compromise 1is -needed
to be sought through the adbption'of varied and fle#i—'

ble standards.

a) General land use

To satisfy“the' varied requirements .of land use
for communty facilities, serviées, utilities and
roads, usually <0 "to 40 per cent of total land
in the project area -is requiréd. Also, 5 to 10
per cent of totalvléhd is required.for the reco-

very of project cost.
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FFor the implementation of the project under this

study, a totdil of 40 per cent land has been allo-

‘cated for the provision of services and utilities
and for the recovery of project cost. The land

allocations are shown belom (Table 19)..

TABLE 19

LAND ALLOCATION FOR FUTURE DEVELOPMENT

Land Use GCategory

Land Reguired

In Per ceﬁt In Acre

A)

B)

Land for the provision of

facilities

i) Roads and.access vay s , 20 14,27
4i) gggmﬁziigtizgilities 10 ERY
Residential Plots

i) Residential plots for 10' : 7.14

recovery of project, cost
ii) Residential plots for

reallocation to the - . €60 ©42.33
original owner -

Total: .. 100 0 71.38
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Plot sizes

In detefﬁining .the plot sizes-,fdr the projgct
area, size of existing landholdings in the sﬁudy-
area -were considered. If the plot size is‘ too
big, then it will buraen the owners of smell land-
holdiﬁgs in cdmpensating .the additional value
of .serviced rlot by cash money. On- the other
hand if the plot SiZe is too small, then iﬁ may
create dissatisfaction for the‘owners of big land-
holdings.. Also, - thé socio—economic condition
of the landoﬁners and the futurer residents of -
the'area would have great influence on the dter-
mination of plot size. However, considering Qari—
ous factors four ‘types of plot sizes héve been
suggested for the study area and it.is expected
that it will nét create any major dissatisfaction
for the existing landowners. The proposed plot

sizes are shown in Table No. 20, Fig. 13 & 14.

It is also suggested that 2.5 Latha (4.12 decimal)
plotq will be élloted to the original owners of
land upto 5 decimél, 3.5 katha (5.77 décimal)
plots will be alloted to the owners.of 6—&0 deci-

mal land, 5.0 katha (8.25 decimal) will be looted

- to the owners of 11-25 decimal .land and 7.5 lzatha

(12.28 decimal) will be alloted to the owners
: \
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TABLE 20

~

THE DISTRIBUTION OF SIZES AND NUMBER OF PROPOSED PLOTS

To be Allotted to Percentagé ol
Proposed Plot Sizes the original own- landowners/
ers of land having plots

2.5 katha

(4.12 decinmal) Upto 5 dgcima1  | _ 15.7
%é?7$a£2iimal) 6 tp 10 decimai 33.3
%é?ZEagziimal) | 11 to 25 decimal 31.4
?ig.ggtSZCimdl) '26 decima and above. 19.6

of land having 26 deéiﬁal and above. The percen-
tage of proposed sizes of plots are determined
on the basis of the percentages of existing land-
holdinyg sizes. These percentages are shown 1in
Table 19, The amnount 'of land for residential
‘plots in 70% (60% laﬁd-for reallocation and 107
land for cost récovery) of the total land which
is_aBout 50.0 acres. The estimated  plot numbers

.are shown in Table no. 217and Fig. 13.
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TABLE 21

ESTIMATED PLOT NUMBERS

Size of Plot ' Ho. of Plots Area of Land

in aecres

2.5 katha

100 4.1 acres

(4.12 decimal)

?é?7$a3:21mal) =00 1.7 acrgs
?é?Egaggiimal) 260 - R1.7 acres
?ig.ggtgzcimal) . | 100( o 12.5 acres-
Total 660 -50.0 acfes
c) |

Access facilities

Each and 'everyl plot will ibe -given road access

and also the access for service facilities 1i.e.

water supplyi"electricity,' gas etc. Within the

project two types of roads are propdsed; The

main roads would be of 30 fi, width which would

carry vehicular traffic.such'as cér,.trucks,etc.
and also would be sufficient‘for single way traf-
fic. - The secondary roads would be of 20 ft. width
for single way route for rickshaw, baby-taxi,
eﬁc. The footpath would directly serve the plots

and would only be constructed alony the main road.
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Utilities and Service lacilitics

Provision of water supply, electricity, gas sup-

ply, dr&inage and parbage disposal will be made

~in the-project'afea.

Water supply: water supply in the project area
shall be provided by piped water. The main dis-

tributiod 1line of WASA  already exists in this

-area. .The_ water supply will be made available

to individual plots.

Street lighting: Street light poles would be loca-
ted along the main and subsidiary roads. These
are considered necessafy to. provide +the ie#el
of lighting consistent wifh.fhe safety and secu-
rity requirement of the inhabitants, P&wer Deve-

lopment Board (PDB) would provide necessary pdwer

supply for lighting.

Gas supply: Gas is economically for cooking pur-

poses and gaé line connections will be'made.avail¥
able to each individual hoﬁses of the project
area., - Installation would be undertaken by the

Titas Gas Authority.

Drainage and parbage disposal; burface drainage

facilities will be provided for the project. area.
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This will increase the efficiency of the rain
wvater drainage and will reduce the cost of fill,

The garbuge disposal system for the project,

as in other areas under Dhaka_Hunicipal Corpora——

tion (DHC} would be the respdnsibility"of Dhaka

Municipal Gorporation. Community garbage bins

will be provided at regular intervais within the-

’

rroject area.,

Community facilities

Community faciiities of appropirate standard will

be provided tor the area. To provide these faci-

lities, the present planning reyuirements of the

project have been examined carerully and it was
tried to. strike a -balance -petween what may be

aesirable and what may appear appropriate tor

the inhabitants for +this area. The provision

ol community facilities 1s regqulred to be .consi-

dered in the context of whole neighbourhood or

" Total envirounment. Hence, 'surveys were conducted

to ascertaln the availability of comwmunity faci-
lities near the project area, Un the basis of
this survey and the estimated fufure population
in the study area, the ﬁeceséafy community ftfaci--

lities are recommended  for the project area.

%
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the total'humber_of residential plots that will
oe"created- in the project area is about 66U,
Uonsidering an average of 1.5 ramities per plot
and tThe aﬁerage ramily size ol 4.z persoﬁs, the
total popuLAtion.is estimatea to pe'about 4230,
this size of population is not sutticient to
support the . higher order community racilities
like secondary school, shopping 'centre} “health
ceqtre, community éentre etc., and can’ only sup-

port the lowest order community tacilities Ltike

primary school, playiround, small children park,

corner shops, mosque etc. From the survey .it’

is roﬁnd that secondary schools, shopping centre,
health centre and other higher order community
facilities are available tor the area at conveni-
ent distanées, but there 1s no coummunity centre
t'or the area. Ui the lowest order. communiiy
tacities, which the study area can suppoft, only
a graveyard and two mﬁsqués are available and
‘no -other Iacilities are .available; Hence, it
is suggesfed that one’coﬁmunity centre,.one pri-

mary school, a playgrond and a small children

park having a combined area oi 6.0 acres ‘should:

be established in the study area. At present

there are two mosques with a total area of 0.5
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acre, It is suggestéd that two more mosques with
0.1 acre are each éhouid be éstéblishedh It is also
suggested that four groups of cofner-“shops of con-
venience goods be established at convenient locations.
The community facilities will cover a total area of
7.2 acres within the study area. The distribution
of_land.areas for the community facilities are .shown

in table-no. 22.

TABLE 22

DISTRIBUTION OF LAND FOR COMMUNITY FACILITIES

Type of facility Exii:;ng Prgggzed
a) Community centre (1 No.)

Primary School (1 No.)

Playground (1 No.) and

Swall children park (1 No.) - 6.0 acre
b) Corner shops (4 grounds) - 0.2 acre
c) Moéque (4 Nos.) 05 acre 0.2 acre
d) Graveyard (1 No.) : 0.3 acre .-

Total ' : 0.8 acre 6.4 acre

Grand Total = 7.2 acres
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4.5 Economic Analysis of the Project

The econonic analysis of the project includes

the following aspects:

a)

a) Cost of contributed land before the project
b) Cost of realloted land after'thq project
c) Land value gain.for the landowner

d) Calculation of return for the landowners

Cost of Contributed Private Land Before. the

"Project

The'totai land area of the project is about 71.38
acres, out of which about 67.82 acres are private
land and 3.56 acres are public land {(roads eté.).
All private lands (67.82 acres) will be contri-
buted ,to the project from which ihe landowners
will get a return proportional ﬁo the value of
their land‘contribution. The total cost of con-
tributed private’ land has  been shown in Table
23  which is estiméted to be. about Tk.
35,48,55,000/-. |
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TABLE 23

COST OF CONTRIBUTED PRIVATE LAND

Area of Existing av. P
. private land value Existing total
Type of land . . value of land
land in  in lakh Tk./ .
. . . in lakh Tk. -
. acre decimal , .
High'land u : |
(flood free) 17.23 _ 0.23 1033.80
Medium high land 34.29 . 0.55 1885.95
Low land (build- | oy
Very low land - ' '
(not buildable) 0.58 - : (Excluded)
Total: Private _ .
land = 67.82 - . 35.48
Publie
land = 3.56 acres

Total cost of contributed private land = 35,48,55,000/~

b)

Cost of Reallotted Land After Project

With +the implementafion of the project the 1land
value will rise. Tor the implementation of the
project 30%Z of the total land is required for
the provision of roads, community facilities
and services, 107 of the total land 1is réquired
for the recovery of pfoject cost and the rést
60%7 will be available for reallocation to the
landowners. The total cost of the reailocated
land has been shown in Tabie 24 which is estima-

ted to be about Tk. 45,08,90,000/-.
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TABLE 24

COST REALLUGATED LAND AFIER PROJECT

reallocation)

, ,;ﬁgfg ggr Expected -Av. Expected
T 6f Land Reglloca- Land Value Total Value
HIpe tiom im in Tk./ of Land in
fores ‘Decimal Lakh Tk.
High land . o ' -
(tlo0d free) 12,01 1.20 1441 .20
Medium high land - 21.03 . 1.0 2313.30
Low land (buildable o a0 \
with filling) : 743 0.80 75440
Very low land : '
(no% buildable) 0.36 - __(excluded)
Total (land for 42.83 : T-“ " 4508.90

.Total cost of land for reallocation = Tk 45,08,90,000/-

c)

Land Value Gain for the Landowers

It is found from the previous analysis that the -

.estimated total cost of contributed private land

is -about Tk. 35,48,55,000/- and the estimated
total cost of land for realloéation-is about Tk.
45,08,90,000/-." DNow it can be calculated that
the‘propdrtion ﬁf return (land/or money) to the
landowners 1is 1.27 or 127 per cent by value of
land. So, each landowner is expected to receive

a land value pgain of 27 per cent from the project.
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Proportion of return (land/money) to the landowners

{by value of land).

d)

Total value of land for reallocation (aftef project)

Total value of contributed land (existing)

Tk. 45,08,%0,000/-  _ o e '
T, 35:48,55,000/— = 1.27 or 127 per cent by value of

~land :

4

Cost of Land Available for the'Recovery of Project
Cost

The amount of land available for the recovery
of project cost is 10 per cent of total land.
The expected value of tﬁe land is.shown ih Table
2#. *From the table it is found that an'amount_
of Tk. 7,50,60,00C0/- will be available {rom the

sule of land for the recovery of project cost.

‘lhe project cost mainly includes the cost of (a)
land  preparation and land ldevelopment, (b) plan-
ning, surveying ‘énd other 'engineering works, (c)
?repardtion of layout plan' and plot subdivision,
(d) ﬁonsfrhction of road pavements and road sur-
facing, (e) installation of service facilities
like water supply, elecfficity and gas)(f) pro-
vision of drainage and garbage disposal, {g) the
proejct. establishment cost .and other overhead
expenses. The approximate_dmounts of cost items

of the project have been shoun in Table 25.
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TABLE 26

~ PROJECT GOST

Quantity with Amount (in

I €. m s rate lakh Taka)
1. 'Construetion of road ' 10.7 acres 372.80
pavement; total road = 4.66 lakh sft
area 14.27 acres; 75% @ Tk. 80/~ per.
of the road surface sft. -
will be paved
2. Earth filling; average 25.0 acres . 163.35
3 ft. filling over = 25.0x4356x3 '
public areas and roads; = 32.67 lakh ecft
about 25.0 acres @ Tk. 500/- per
100 cft
3. Installation of water 15,000 rft 15,00
supply pipes @ Tk. 100/-
' per rft
4. Construction of water L.5 7 50.00
tank ' :
5. Street lighting L.S. 50.00
6. Installation gas L.S. - 50.00
supply mains L.S. 50.00
7. Drainage works; ‘L.S. _ 5.00
pucca surface drain ' '
8. Planhing, surveying and L.S, . 5.00
other engineering works .
9. Overhead expenses L.S. - _ 50.00
and ,maing ' :
Total Project cost = 726.15
N.B.: The rates and figures quoted here may not be

accurate. These are only approximations to have
a idea about the project cost.
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TABLE 26

PROJECT COST

Quantity with Amount (in

I e u s rate lakh Taka)
1; Construction 'of road 10.7 acres 372.80
"pavement; total road = 4.66 lakh sft
area 14.27 acres; 757% @ Tk. 80/- per
of the road surface ~8f't.
will be paved
2. Earth filling; average 25.0 acres 163.35
3 f+. filling over = 25.0x4356x3
public areas and roads; = 32.67 lakh cft
about 25.0 acres @ Tk. 500/- per
oo - 100 cft
3. Installation of water 15,000 rft 15.00
supply pipes @ Tk. 100/~ -
per rft
4. Construction of water L.S V 50.00
tank _ ,
5. Street lighting L.s. ' -50.00
6. Installation gas L.S. 50,00
supply mains L.S. : 50.00
7. Drainage works; ‘ L.S. | 5.00
pucca surface drain ' '
8. Planning, surveying and L.S. 5.00
other engineering works '
9. Overhead expenses L;S. | 50.00
and ,mains :
Total Project cost = 726.15
N.B.: The rates and figures quoted here may not be

accurate. These are only approximations to have
a idea about the projeect cost.
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CASE EXAMPLES SHOWING CALCULATION OF RETURN FOR THE LANDOWNERS

Case - 1

Case - 2

Case - 3

Case - 4

Amount of land contribution 4.0 decimal

Type of land

Unit value of unserviced
land (Tk per decimal) *
Total value of unserviced
land (contribution)

Total value of return
payable to landowner
(127%Z of contribution)

Entitlement of serviced
plot (size)

Unit value of serviced
plot (Tk per decimal)

'Total valhe of serviced

plot

Extra value payable (5-8):
(by the landowner -vi,
to the landowner +ve) -

Flood-free high
land '

Tk. 60,000.00

Tk- 2,40,000.00

Tk 3,04,800.00

4,12 decimal
(2.5 katha)

Tk 1,20,000.00

Tk 4,94,400.00

~Tk 1,89,600.00

8.0 decimal

Flood-free high

land

Tk 60,000.00

Tk 4,80,000.00

Tk 6,09,600.00

5.77 decimal
(3.5 katha)

Tk 1,20,000.00

Tk 6,92,400,00

-Tk 82,800,00

15.0 decimal

" Medium high land

Tk 55,000,00

Tk 8,25,000.00

Tk 10,47,750.00

8.25 decimal
(5.0 katha)

Tk 1,10,000.00

Tk 9,07,500.00

+Tk 1,40,250.00

35.0 decimal

Low land

Tk 40,000,00

Tk 14,00,000.00

Tk 17,73,C00.00 ~

12.38+8.25 decimql
(7.5 + 5.0 katha)

Tk 80,000.00

(Tk 9,90,400.00 +-
Tk 6,60,000.00)

+Tk 1,27,600,00

Note: Extra value payable by the landowner is -ve

is +ve (positive),

(negative) and extra value payable to the landowner
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"~ land upto 5 decimal will get return of serviced

plot of the size 4.12 decimal,‘landowners contri-

buting 6 to 10 decimal land will get return of

5.77 decimal (3.5 katha) plot or less, landowner

contributing 11 to 25 decimal land will get return
bf 5,77 decimal. land will get return of 8.25
decimal (5.0 katha) plot of leSs; and the land;
owners contributing <6 decimal or wmore land will

get return of 12.38 decimal (7.5 katha) plot or

less. But,. in order to make a balance between

the land contribution. and return it may also

reguire some money contribution and return', which

can be shown more clearly by sgome case examples,

as tollows in_Table - =27 (Fig} 15)-

Suggested Organisation and Legal Framework ftor
GLD Project ' '

Suggegted UOrganisation

During the.eariy period ot Pakistan sbme orgénisa~
tions were established tor urban land development
and management. Rajdhani Unnayan Kartiphakha
or the thén bIT is one of them. ‘This organisation-
is ‘engaged in planning and deveIopment'or Dhaka
Metropdlitan Area including Narayanganj, Tongi,

Saver towns and their adjoining areas. The main
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functidns ot fhis 'organisation are preparation
ol master plans, structure plans and urban design;
laying out of roads; provision of public open
space; demolition of uhauthorized construction

or buildings; acquisition ot land for development .

purposes; development control 'in accordance with

the master plan; building inspection in accordance
with the Bengal Building Construction Act, 1952;

and research in urban planning and development.

- The organization also contributes to the provi--

8ion of housing by land acquisition, site develop-
heﬁt,:and sale of residential plbts, preparation
of land use plan and layout pians for areas large-
ly in private ownership. | So, we think it _will
be an appropriate organisation to ‘take up and

implement projects under Guided Land Uevelopment

technique.

'Legal Framework

The existing 1legislation controlling development
and making- provision for "improvement so far as
this relates-to town planning, which is comprised
iﬁ the Town Improvement Act, 1953 have been exami-

ned. This act. sets up the Dhaka Improvement Trust

and empowers it to make provision for the develop-

ment, improvement and expansion of Dhaka, Narayan-
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ganj and the surrounding areas, by opening up
congested areas constructing buildings, acquiring
land for these and other purposes, and for rehous-

ing persons displaced by the execution of improve-

ment schemes, Within these existing legislative

frame work and power given té this organisation,
Guided Land Development method can ‘be adopted
for large scale -land management and development.
Though this act contains mény useful powers,
ﬁarticularly covering the préparation of detailed
improveﬁent schemes, it will be necesary to intro-
duce afmuch mbre comprehensive code of reguiatidns
in order to cdpe with the problems of modern deve~
lopment facing the town, and.to secure the stand-
ards of amenity and convenience now generally

accepted as essential.

Working Procedure of Guided Land Development

Guided Land Development can- be initiated and
impleménted by a group of individudls; land. deve-
lopment association, a-ﬁunicipality; or a Toﬁn/n
City Development Authority; The organization
or group of inﬁividuals which iniﬁiate and implé~
ment the project may be designated "implémenting'

authority™.



WORKING METHEDOLOGY OF GUIDED LAND DEVELOPMENT TECHNIQUE .

GUIDED DEVELOPMENT TECHNIQUE

1

I

1

INITIATION OF
THE 1DEA

CONSULTATION WITH
RESPECTIVE MINISTRY

OECLARATION OF
SCHEME B AREA
SELECTION

PREPARATIONS OF
INITIAL DRAFT

SCHEME

OBIERVATION, INSPECTION OF
OBJECTION FROM THE
PLOTS OWNERS.

SELECTION oOF

PROJECT IN-CHARGE
CHIEF PLANNER.

SELECTED EFFICIENT
PLANNING OFFICER AS
PROJECT MNANAQER.

PROPOSAL TO
MINISTRY

MINISTRY
APPROVAL

1

SCHEME

I

COMM UNICATION oF
THE SCHEME
TO THE PUBLIC

TOTAL AREA

OWNERSHIP PATTERK
8 TEMURE SYSTEM

_—

PARTICULARS OF
ALLOTED LAND.

2

ORIGINAL BOUNDARIES
Im C.9. SURVEY MAP B p—
EX1STING PONTION

COST ESTIMATE |

DETAIL COST

ARCHITECT

ECONOMIST

DBJECTION WMETUP | | TOWN ENGINEER
PLANNER

COMPLETION OF

DRAFT 9CHEME 1

JUBMWMITION OF INITIAL
DRAFT SCHEME TO

THE RESPECTIVE MINI-
9TRY FOR APPROVAL.

Flg. No =~ |8

DEMARCATES THE AREAS:
PRESERVE FOR PUBLIC PURPOSE.
SERVICES & FINAL PLOTS.

PROVIDES FOR TOTAL PARTIAL
TRANSFER QR RIOHTI OF AN
ORIGINAL PLOT OWNERS TO A
FINAL  PLOT.

-

DETERMINES THE PERIOD THAT
CONSTRUCTIONS WORKS 3SHALL

BE COMPLETED.
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This project is first prepared as a draft scheme
consisting of a plan and text with . supporting
financial and land budget. It 4is published,
revieved and amended and then approved by the
respeclive ministry; This approved scheme autho-~
rises and regulates the impleuwentation of the

project. Therefore, the Guided Land Developuent
scheime is a foru of partnership agreement for

the developnent project.

At the time of preparing a Guided Land Development
project some of the steps would be identified
as vital because they can determine the success
or {failure of the project. Thes vital steps
includes, the selection of area & landholdings
for the Guided Land Development, discussion with
the the landowners, gropert; valuation of the
project lands, preparation of the project budget
and establishment of coordination and liaison
with agencies whose services are involved inrurban
land developuent, i.e., the apeicies related with
vater supply, electricity, pos sewerape, education

elc.
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Awony, the steps discussed above, the selection of the
area ior Guided land Development and consultation with
the landowners are particularly iumportant. The area
selected for uuided bLand Uevelopmenu should be Pnysi—
cally and economically reasible 1ol urban developmeﬁt
so that the project can be carried out successiully,
which includes providing a sipgnilicunt land value pjoin
for the landowners. ‘The consultation with landovwners

is necessary to ensure that they understand the pro-

[

posed yproject and how it is likel; to -affect theu,

and then'suPport the project.

Consultation with otiher povernment a,cncies, sﬁch as
the public utility authorities, in preparing the schene
is also a key step because it Qromotes-tneir cooperati-
on in implementinb.the tuided Land lJevelopmenl project.
This can be essential when public roads and.uti;ity

malng have to be exXtended and connected to the project.

The outline procedure in the tormulation and implemen-
tation of Guided Land Uevelopment project can be dis-

cussed under the tollowing main headiugs.

step - 11 Selection of site. and preparation ot scheue
text. ‘
Step - Z¢Y Survey and desipn of planning, vorks

LWN]
LX)

Step - Freparatioun of draft proposal,
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Step ~ 4z Preparation of.final plan.
Step - 5: Implementation of the plan.
\‘.I . - ' .
The workiné procedures in the Iormulation and implemen~—
tation of Guided Land Uevelopment‘ (GLU). project are
shown in a flow diagramriFig; 16 ). 'Lhe major-steps
invoiving in the preparation and implementation of
a . GLU project are discussed in ﬁhe tollowing para-

graphs:

Step-1: Selection of site and preparation of schene’
text

Most of the Guided Land Development‘ (GLD) projects
are undertakeﬁ in the ‘urban fringe areas that have
been zoned tor urban development and designated as
"urban promotion areas". VWhen the conversion ot such
rural tringe lands to urban use is imminent, the area
is declared a Guided Land Development project. 1t
is either initiated’by the government or by petition-
‘tron qualified percentage (two-third) of the landowners
in the project area. In the selection of site for
-Guided Land Development care should be taken to see

that;
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.Iq the . project area there is market demand for
pianuedﬂ and sérviced_ plots for building development.
Preliature development of urban frinsé areas mEay
inecrease Whe coumplexity {or Guided Land Developuent

project.

-~ The project has economic potentiality to generate
sufriciént increase in lénd value to reéover thé pro-
.ject costs (mainly the cost of local infrastructure
works) and to give the landowners as attractive land

value pain,

-- The project area should be yphysically potential
for development and the main utility networks i.e.,
the pﬁblic roads, water, pas,electricity etc. are
nearby, so that these. can bhe exteﬁded and connected

to the project area.

-- It nust be realised that a wajorit;, prefercably
two~third of the landowners in the proposed project
area apree and support the develojment of their land

in thig nethod.

-~ The project area ghould be sufficiently free fron
building structure. Presence of lorge number of szcat-
tered building - structures reduces the possibility of

land development through this method.
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-- The averaze size of existing laﬁdholdinbs gshould
be sguch that after contribution the individual plot.
gizes remain sufficiently large to provide for poten-—
tial building site. I the existing plot sizes are
very small, after land contribution the resulting plot.
sizes become so small that they are not suitable for

building development.

With the initiation of the project after considering
the necessary pre-reyuisite condi£ions a scheme tex
is ;u@yared for the project in order to define 1it.
The scheme text consists of generalised landruse WMoy,
landholdings map,,énd a schedule of luhdholdings and
valuations. The scheme text sets out the objectives
of the project and the terms and conditions on which
the project will be carried out. -The'planning'autho~
rity usually prepares the schewe text in consultation
with +the laHEOWners and after agproval it becomes a
form of ypartnershiy agreement between the landowners
and the planning authority. Af£er approval the schene
text becomes legél docunment to authorise and repgulate

the project.

otep-2: Survey and Desipn of Plannin; 'orks

After taking the {inal decision i.e. after approal

of the scheue text, the planning cuthority would con-
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a detail survey work in the jproject area. | The

’

survey worls would include the folloiwng:

1)

2)

4)

5)

6)

7)

o
Ry

Demarcation of the project area (on a map) selec-
ted and designated for (Guided Lund Development

(GLD). .

Generalised survey of surroundin; areas to iden-
tify the aveilability of public roads, cowmunity
facilities, services and utilities near the pro-

ject area.

Topographical survey of the project area to deter-
wine land levels, land slopes etc. and preparation

of maps.

Land use survey (Plot to plot basis) and prepara-

tion of land use majs.

Survey of existing road networks, their condition,

lengths, width etc,

Survey of existin, utilities and service facili-

ties,.

Survey and identification of existing community

land uses and public lands,

Survey and identificetion ol @ll built structurc

ol individual plots and prepuration of map.
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¢) Land valuc curvey.

10) Landholding .survey to prepare ‘the \schedule of
landholdings . showing . land  titles, ownership,
shape, shepe, size, use, location, plot boundary,
any built structure on land, valuation of all
indi#idual plots. (Séhedule‘of landholdings and
land titles may be collécted from official

records) .
11) Survey on population distribution (if any).

12) Socio-economic survey to deterumine the socio-eco-
nomic characteristics of landounerc.

After completion ol the gurvey worl each landonuwer

will be provided with a temporary land record card

by the plaunin, awuthority. The tenporary land record

card will shown the following information.

a) Land Title (naume of landowner)
b) Landholding (holding number/plot number)

c) Plot boundary (shape)
d) - Plot size (arsea)
e) Plot use

) ‘TLand character (land level elc.)
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g) Location, nuuber, type and aves of built struc-
ture, il any within the plot.

h) Pesent value of land (Plot}).

Step - 33 LPreparation of Draft Proposal

After completidn of survey wvork the planning autﬁority
‘prepares the :drart proposal containing the project
regulétions and. dratt - project prooram along with a
‘draft outline design or preliminary desizpn. The dratt

proposal -incluges the rollowing:

a) Ihe drait outline desigh or the preliminary design
demarcate the areas aliotted or reéervedrfor.pubn
lic purposes and services. it .also shows the
preliminary deqign o road networks. and sets the
standards f{or wutilities, services and comﬁﬁnity

facilities.

b) The dratt project program sets the standards {or
. Lroed PTPg
plot sizes (i.e. the maximum and wninimun gsizes

o tinal plots}.

c) Yhe program also determines the period within
which the construction works shall be completed

by the authority.
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1t also gives the basiz for cobimating the land
value increments and prepares the schedule of
contributions and returns (land/mcney’) "of each
individual landowﬁer. the schedule o feturns
also shows the dilferences bhecltween total value

ol original and ftinal plots.

The projects are usually prepared in consultation
with the landowners and the various povernment
boides involved in its implmentation. 'the draft
scheme is then placed on exhibition for landowner
and public iuformation and for fofmal objections,
i1 any. ‘lhe resuiting amendﬁents are also exhibi-
ted tor inftormation and possible objections.
fhe decision oi chier, FPlanning and Developument
Authority, with regard to objeciions arising out

ol dratt proposail is tinal. The rinal plan 1is

prepared atfter review and possible ammendment

ol the objéctions.

- 4: Preparation of Finai vian

tfinal program is prepared atter review of the

objections and their possible ameundments. In the pre-

paration of the tinal desipn some basic aspects are

required to be considered which are as followe:




a)

b)

c)

d)

138

Lach Guided Land Developuent (ULD) project is
required to contform to the oifticial land use plan
and zoning plan in that it is primarily a tech-

nigue for implementation of city plan.

The very natufe of Cuided Land Levelopment proce-
dure involvesl the consolidation or  apgregation
of a gfoup of adjoiuing landholdings (in the pro-
ject area}) in the process ol their desipn, servic-
ing and subdivision as a gingle estate into a
proper layout of streets, open space and bullding

sites {or planning urban use of the land.

Bangladesh has liuited stock of arable land with
small landholdings where there is high 'priority
for: food production. Moreover, the need to
finance the préject cost out ot the land qonfribuw
tions plus the pressurés from the landdwners for
the maximum land return to thém, means that the
land should be planned in such a way that no waste
in land use is created. Thellot shaypes and land
conditions are altered so that there is no irregu-
ldrly shaped lot and no excessively large or small

lot is created as in some unplanned areas.

The site plan for the entire zrca should be pre-

pared by replottin, the land to accommodate both
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private “building sites and publie uées such as
streets, schools and markets. ALl public faci-
lities such as paved roads, sewers, water supply,
electricity, pérks, tlaygrounds, shopping centre,
educational institutions .should be created and/or
improved and individual -siteé gshould Dbe méde

easier to use.

The stendard for plot sizes also the standards
fdr services and uti}ities are determined'on the
basis of the charadter of the area and the éocio——
economic condition ér the landownerg and resi-

dents.

The resulting ma ﬁet values to the nevly created
building sites wre then estinmoted. the amount
of contribution and returns for each indiﬁidual
landovners is calculated. The final program 1is
subuitted to the ministry for approval. Objec-.
tions and matters erising out of final program
are referfed to a "Board of Appeal™ and its deci-
sion 1is  fina1. The final program 1s approved
by the nministry and the project regulations bécome
a legal document to authorise aud repulate the

project.
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Step - 5: JTuplementation of the Plan

After approval oi the ifinal plan the planning, authority
installs all the public infrastructure, such as paved
roads, sewers, water éupply and electricitj, and also
the necessary community facilities such as parks, play-
grouncs, shopping centfes and educational institutious.
The réplotting #lan devides the Dblocks of areas
bounded by streets into plots to be reallocated to

the original landowners.

The resulting market values to the newly created buil-
ding sites ére then estimated, and the planning autho-
rity retains a sgsufficient nuwmber ofl'buildinb sites
for subsequent auction to pay for all the public costs
incurred in” the planuning and installation of infras;
tructure. The remaining building sites are then
returned to the briginal"owners in prdportion to the
value of each's initiai contribution of iaﬁd to the
total project aréa, and if possible, lhe building sites
returned to the original owner arc within or near the
specific parcel of land that he contributed in the

project.

lfowever, the allocation of the newv plots i1 some cases

may not be based on the assessed murket value of the
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land but is deterwined by, « 'land value index! or for-

mula that pives wei hta,cs for land use, location,

gtreet frontoge and other factors that influence land

value. . In this sy;stewm no complete {'inancial snalysis-

with a sfutemcnt of 'land valucs in and land values
ouﬁ' ol each projeét is jpreparcd and published, and
is. a gource of yreat dissaticfection for the land-
ouners. llence, it would be more realistic,aﬂd acyui-

table to adopt a market value oapproach to the land

valuation,

The residents of the project area should be able to
maintain their normal life and business activitiecc

uith 1ittle interruption duriug the project period.

The size of GLD preojects mu;, cover 2 wide range from
a - few hactares to severul hundred hactarcs and Lhe
project period through which the; are degigpned and

implemented ranges within two to threc years.

I'be project procedures of GLD are couplex .and it taken
tinme rof the landownerg-to understand them. IMany ol
the tarwers involved in Uld projecls gell their land
to speculators because they cannot uirord to walt lor
the cowpletion ol a larpe-scale proguect. Larpe scule
pyroject considerabl; '1ncreﬁses 'tne complexitjl o1 the

project,
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tieny landowners prefer to retain a substantial portion
ol the urban plots tThey are allocavea and hold Them
as an investment, so that 1in efiect, they become land

slie culators.

4.8 Working Procedure of ULD project by Approved Land-

owners'! Assoclation

The Uuidea‘Lahé pevelopment pfojects can be initiated
and iwmglemented by public authority and also by appro-
ved lﬁndowners association, Ihe "working procedure
of GLD projects under public authority has been discus-
ged in the yprevious section. liere, in this section
the working procedure unaef landovuers association

will be discussed.

In the case ot landowners association projects, they
can be i1nitisted by a pITOUp ol persons who prepare a
project program and articles ol association, obtain
the support of 6ver two~third of the atifected landowers
and land lesseés by both nuwmber ond area) ond then
obtain the approval of the planuing suthority atter
public exhibition of the project prograu. Once the

association is establishea the project is implemented
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by a board. of divectors which includes two or mors

elected landouner wmeunbers to act &8 '%nditors“. The

project progrem, project budget, replotting plan, plot-

allocation plan, plot selling procedures etc. —are
apvroved and amended by general meetings ol all asso-

ciation members. iost proposals and issues are decided

by majority vote but some matters reguired a two-thirds

majority vote for their‘adoption; ‘ihen the LandOWner
association has over 10U menmbers, it can form a tforum
of electedlrepresentatives or the nenbers tiﬁ a ratio
-0t 1 or more to 10} to replace the general meetings

of all nembers.

In this—ease, the street layout plan for the project
is prepared by the municipal planning department while
the replotting plan is prepared by consultant éxperts

for the landowners association.

The reploling plan dévides the blocks of areas bounded
ty streets into the plots to . be recallocated .to .the
original landowners. kach reallocated plot should
be at or close to the landowner's original landholding,
and give him his fair share ol the project land by
"value. However, this allocation oi. the new plot 1is

not based on the assesed market value ol the land but

]
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&

is determined Ly a land value index cnrAformula_that
‘gives welghtage for land use, location, street frontﬁge
and other tactors that intluence lund value. In this
system no complete financial analysis wilth a statement
of 'land value in and land value out' ol each project
is prepared or published. Theref&re, the handsone
land value gains usually going to the - landowners do
not become public information. FHoreover, the realloca-
.tion and-is not Based on the market value of land which
meanélthat the replotting 1is conductéd‘in secret and

is a source of dispute.

In the implementatioﬁ of Guided Land Development pro-

jects, different - agencies have different developuent

objéctives. The landowner associations are primarily
interested in subdividing their land for profit where-
as, the local goyérnuents undertake many -of their pro-
jects in order to install major infrastructure works.
The differences in the objectives and priorities of
the varioué apencies lead to différences in the size,
cost structure, financing, and land oﬁtputs of their
project. The types of projects undertalien by pgovern-
‘ment agenciés usually have a much larger public worl:s
content because much of their financing is_froﬁ govern-—
ment subsidies and public works fund. But iﬂ.the proj-

ects undertaken by landowners associations, the pressu-
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re for maximum land return to then means that there
is often an inadeyuate provision oif land for roads,
open 'spaces and public -faciiiteig. Hence, +the (LD
projects are usually discouraged to he undertaken under

landowner associations.
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CHAPTER - 5
SUMMARY, CONCLUSION AND RECOHMENDATIONS'

5.1 Summary

The present study ie aiwed at possible use of the

Guided Land Developent technique toimprove the process
and pattern of land development in Dhaka city with
a case study on the maﬁza Senpara Parbata. The whole
worl: mey; Dbroadly be divided into twe divisions}'the
first part diﬂcussed-the nature and potential advan-
tages of Guided Land ﬁeveléyment technique and examine
the practical application in dii{erent countries of
the world for the iuwprovement of their lend and planned
developmenf of fringe zrea. The second rart discusses
the' possible @pplication‘,of Guided Land Development

in Dhzka and in other cities and Town of Bangladesh.

A detail gtudy and surve; were cbnducted and informa-
tion was collected to examine the existing condition
of the gtudy area and the suitability of application
of the study area and the suitabilit; of applicatiou

of the techniyue of Guided Land Development. Accor-
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dingly, every effort was made in this study, to mchieve
these gimg within the Tiwitations of time and other
facilities.

fith this end in vicev investipction wvas directed to
stud; fhe precent condition of Senpara Parbafa, itao
topographical features, landuse jpattern, land fragwuen-—
tation, Flét size, plot shapps; access iacilities and
orientation oi plots. In the course of investijations,
it wos found necessar, to exeamine whether the present
physilcal conditions wefe suitable to apply the Guided

Land Development techniyue in the study area.

A socic-economic survey was also counducted to examine

the occupational " status of the'-awellers which tfound
that majoritj o' the people were Qngatged in service
and busineés. Some were engaged in part time business
and agriculture but they were few in number.
!

In case of landuse pattern most of the plots are ear-
murked;for residentinal use either low or hipgh but at
preéent most of the low lands are muihly under azricul-
tural use. About 70U per cent otf the land are above

flood level. The natural flood water cannot cntire

into the arca even in the low land because of haphazard
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roud construction, The Jdow Lund are rapldly belng

earth tilled {or the cdevelopment ol rcsidential use.

‘'he road networks are Iinsulficient and nost of then
are narrow and kutehs without feot path. Unly o Tew
roads are brick-paved which are also not in good condi-
tion. llost ot the plols have no acces ltacilities.

There are tew plots which have vehicular access facll-

ities.

Hegardinb the shape ol the plots moét of tném are
irregular in shape ana‘tne orientatlios aré not trabour-
able in terms ol prevailing climatic cphdition ol our
country. Hisuse ol land by credt;ng unnecessary double

access roads in some places is also observed.

Due to unplanned growth sanitation and surrace drainage
pives a hopeless situation. Most of the latrines are
insaﬁitary and kutcha well and there 1s no surtace
drainage provision, so water logging is a common fea-

ture in the rainy seasoll.

Fragmentation of land 1is another idmpertant rinding
in the study areud. rrom the survey it 1s round that
there are 5U4 plots in the study area, only 6Y or 15.7Y

per cent oi the total plots are YWess than 5 decineal
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in size and 43% wplots or 84.27 per ccnt ot the to£al
plots are 6 decimals and above in area. ‘The average
plot size is 10.%6 decimal,

Through the Guided Land Deve10pment technigue the plots
in the project area will bpe polled and divided into
new plots wherer the original condition of the plots
will be altered into regular shapes. In the survey
of ownership rights it was found thet latest transtfer
of rights ot the plots are not well naintained in res-
pective department. lecords available in the registra-
tion office are rarely siwilar to tacts. Un the other-
hand new ownershiplribhts on land are also not clear
and are  not systematically maintdined in respective

ol'f'ices.

lﬁ'the study area it is tound that the existing access
récilities are very poor aud inadeguate. but- o U4
plots, 138 plots have no provision of access tacili-
ties}' 3600 pléts have occess iacilities but o1 themn
only 56 plots (or 11f11 per cent oi the total plots)

have vehicular access tacilitis.

The study indicates that wmisuse or lund due to unpanned
access tacilities can be avolded and savings in land
is possible.. I{ was found that in several areas access

facilities are provided on both sicdes of soume plots.
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In the study arca most of the plots arve irregﬁlar in
shape. Out ol 504 plots, about <&5 plots (or 52.58)
per cent) werc found to be irrezular in shape. The
orientation of most oi the plots are not yproper in
the context of climatic conditions yrevaiiinb in the
country. 'he orientation 1is one ot the important
factors which determines the suitability for develop-
ment and intluence the desipgn ot sub-division fof.the
provision of sun-light and circulation of air iﬁ

houses.

According to survey findings,.value of buildable land
in the study area varies widely between Taka 30 thou-
sand to 2 lakhs per decimal dependin, on the character
and location of land, Thé Lland value is moximum along
the new 100 ft. wide 1link road where wmaximum land
value 1is about Taka 2.00 lakh jper decimal and tﬂe
average 15 about 90 thousands per decimal, Buf the
land value in inner area is cohsidefably low due to
lack of access facilities} Land valué aiong main roads
ranges betwecen Tk. 60U thousands to k. 120 thousands,
land value along minor roads fanges betwéen Tk. 35
thousands to Tk. 60 thousands and value ol land withoﬁt
access facilities ranges between Tk. 30 thousands to

Tk. 4% thousands.
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Utilities and service facilities are in a very poor
condition in the study area. Sale drinking water faci-
l1ities are inadequate to the requirement of the dwel-
lers. Only 16 families (or 47.Ub.pér cent) have faci-
lities for.ﬁSe of tapped water. LHost of the families
were sing tubewells which 'conﬁtitﬁted 50 per cent
of the total. But in the dry season most of these

tube—well become out of order. Some of these families

used "kucha'" well which is quite unsafe.

In case of surface drainage facilities thefe is no
designed provision for the area due to which rain water
starnates he?e and there and creates an unhealthy condi-
tion. Only those having "pucca® hoﬁseg have "pucca"
drainage provision for themselves. At the time of
heavy rains. most of the drains becone blocked and rain
wdter crea£e3 problems of drainage in the area,

‘ThE‘ existing saﬁitary conditions cre guite unsatis-
factory éna unhygienic in cqnditioﬁ. The survey fin-
dings shows that only 7.84 pér cent of the total house-
holds have sanitary latrines and ©2.16 per cent use
either M"kucha" it latrine or qnuqﬂw( lotrine’ which

are unsafe for sanitation.
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Tﬁe:e'is nb-educational iustitution in the study area.
ﬂt.prééént'the‘stpdents 0 to mneurby educational ing-~
.titutiéﬁs. In case of energy use, only 52 per cent
of thé‘total hogseholds use gas-ror cooking and elec-
tricif;'for lighting, the rest uses keroéine 0il for
lighting and wood for cooking. Oome oi these families
use electricity for cooﬁing as well as for lighting

purposes.

The total residential environment including-sanitation,
social and physical infrstructupes are in a state of
unsatisfactory ‘condition. The .unhybienic sanitation,
unsatisfactory water supply and dradnapge facilities
reflected the general cconomic codition of the arca.
On the other hand, social infrastructure like educa-
Itional institution,- shopiping centre, etc. are also
not well distriﬁuted and.not within easy walking dig-

tance.

2

An analysis of dwellers' statisfoetion in this area

e

shows that . aluost all of the dwellerg are not satisfigd
with the present situation. They zave opinion for
immediate development. It is found irom the muweygfhat
about 43 persons (or 84.4 per cent of ﬁhe total ovmers)
are willing to participute with the jovernment in the

develoymontnoi' the area throuzh contribution by land
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or in cach for financing the project. But & persons
or 15.6 per cent of the sample households are unwilling
to contribute anything and suggested that it is purely

overnnent duty to develop any urbau area.

About 63 per cent of the respondents agreed to contri-
buxte land for developent of the arcu according to Gui-
ded Land Development method. Eleven persons or 21.46
per cent apreed to share project cost by contributiﬁg

money bul not land, In the survey, out of 51 house-
holds, only 8 persons or 15.6 per cent do not apree
to hely either by coutributing luud or contributing

money tor the project.

'rom these analysis the following conclusion may be
drawn regarding the possibility or application ot uui-
ded Land Development in the unplenned settlements.

the positive findings of survey and study are as tol-

[}

lovus:

i) There are market demands ot regidential ploty

in the study area

i1l) The physical and topobraphiCaL conditions are
tavourable i.e. mosgst of the Jund are flooud frec,

(%]

vo, land rilling cost will be minimuom.



iii)

iv)

V)

iv)
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Althouph Land of this area became highly fragmen-
ted but the existing averayge plot size is yuite
suitapiefior uuidéd Land Development; S0, ﬁfter'
contribution otf land trom these plots recovery

ol' the project cost is teasible.

The area is lying idle for a long time. So the
dwellers of the area want a rapid developuent
tor which majority of them are willing to .share

development cost by cash or by land contribution.

The foacilities 1in terms of sociaol and physical
intrastructure available in the area, are not

guitricient at all,

I'he areu is close to main city area, and trans-

portation linkajpes are good.

Finally, trom the above analysis it may be suppested

that the application of tuided Land Developument tech-~

nigues are teasible and suitable for development and

management of private unplanned residential areas 1in

the urban fringes.

5.2

Recommendations

Guided Land VDevelopuenlt method provides. governmend

with a means ol managing and ftinancing the unified
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subdivigion of gseparzte privabte holdings for planned
urban'deﬁeloyment. ln cowmparison with other lond deve-
lopilent methods it is o  potentially iuportant techni-
que for improving urban development and also for timely

land supply because it could be wvidely adopted in many-

HixXed-ecol0ily countlries.

rrom the literature review it was fpﬁnd -that Guided
Land UDevelopment techniqué provides povernments with
a means of managing the planned development of privete
landholdings that.rls politically, tinancially and
aduministratively Ieasible.. 5peciallyl this land deve-
lopment technigue 1is politically feasible because 1t
is usually suppor@ed_-by most oif the landowners. Un
"the other hand it is also f{inancially tfeasible because
tiie amount of land sacriticed by the landowner, 1is
recovered irom the land value 1increases generated by
Guided Land Development projecﬁ. Lt is also'adminis-
tratively reasibie because the housing development
authority can learn this technique by starting with
small-scale Guided Land VUevelopuent project and ultima;
tely i£ can-be ayplimilin a lurbe—scaié.project rof
rapid housing development. For larpe—-scale land deve-
lopment, this techniyue is,quite applicable with wini-

mun public expenditure.
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Bangladesh can surely hope to adopt Guided Land Devé—
~lopment in its c¢ities especially 1its largest cities
where population increaéesrare very fést. The present.
thesis tried to find out the possibility of its appli-
cation in & small area in its capital cify, i.e. Dhaka;
The result and calculations shous ver& clearly that
it is Dboth economically, gocially and politically
viabie. The resident of the area save their opinions
in its favour. A calculation also shows that the price
ol land alter development will be very high and it
will be benefited for the landowners. Also, the total
cost of the project can be recovered from the sale
meoney of surplus land aftef providing road, electri-

city, water supply and gas.

Senpara Parbata is situated very close to the town
and alrecady certain service provisions are there.
For this reason the price of land isg already' yuite
hizh in that area. Bﬁt still_aftefldeveIOPment the -
land price will'rise substantially to make the projedt
feasible. I{ the same project would be undertaken
in séme urban fringe arca where the land is totally
rav and cheap, the benefit alter development would
be mwmuch mwmore higher, Price of land will rise very

much and the owners will be greatltly benelitted {rom
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Guided Land Development project, Thug Guided Land

Develojpment project will be hipghly successiul in urban

areas of Bangladesh,

Finally it may be concluded with the followiny recon-

mnendations:

d)

b)

c)

Guided Land Developyment could be adopted +to
improve the development of Dhaka ecity because
the urban-firnge land are usually fragmented into:

many small subdivisions.

The technique of Guided Land DRevelopument could

be best used for the development of Dhaka city:

and also suitable for the acceleraﬁed development

of satcllite city of Savar and Tongi.

At present for -expansion of Dhaka.city the land
has to be filled for road and building construc-
tion, specially the areas which are in the flood
atfected =zons. The gprivate Jlandowners have to
wait until the extension of the public road net-
work provides access to this land. These land-
owners would have a strong iﬁcentive to join a
Guided Land Development propramme that would pro-
vide a jublic road connection for thelr underdeve-
1oped.land. With the provision of the road con-
nection: it will_ increage their land value and

will helj iumediate develoypment.
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The firng,e areas of Dhaka cit, are developln,

very rapidly in én unylanned'wa; and the pattern
of land subdivision is constrained to long narrqﬁ
streets. In this sitgationl this (preoblems can
be solved through the use of Guided Land Develo-

.

pment'method.

The'public housing authority could . be benefitted
from the‘ Guided Land Develoymenﬁ technique to
solve the housing problemn. -It .codld undertake
Guided Land Development in partnership with the
landovuers of urban fringe area in owder to
increasc the supply of housing land and alco

ineluding the supply of land for low-income hous-

i S i

The Rajdhani Unnajan Katripakhya (RAJUK) is expe-
rienced in land development througyh the process
of vites and services method. So, they can easily

adopt the Guided Lund Development techniyue also

for a guick and economical urban land manageument.

In the initial stage of adoption of Guided Land

Development technigque for the proper development

of Dhaka city it mey Le oranized through the pilot

and demonstration project based on the agreeument

and cooneration of a group of landowners in an



urban fringe area. T'he benetit derived -by the

private landowners {rom such
jects will help to motivate
other similar areas so that

reapplicable in a wider context.

demonstration pro-
the landowners in

the method ‘become
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(1)
APPENDIX - A

Space Utilization Characteristics of

Irrigularly Shaped Plots

By setting some example effort was wmade to shbw the
different percentage of wutilisation obtainable from
different shapes of the piots. According to the set-
back rule of DIT, the-optimum utilization of five typi-

cal plots are given in diagraw as well as in the fol-

-+ lowiny:
Utilization of Space Different Plots
Utilization in irre- Utilization in regu-
gular form lar form
Exanple : -

~Area in o - -LArea in 7

decimal o decimal e
Case - 1 1.74 65 - 1.74 73.0
Case — 2 = 2.11 60 Coza 72.50
Case - 3 6.17 41 6.17 - 66.0
Case ~ 4 , C8.50 55 8.50 66.0

Cage - 5 2.06 64 . 2.06 72.0

Inl the above table, in case of e¢iample-1, the area
o the plot-is.1.74 decimal from which 65% utiliéution
is possible in ifs original irregﬁlar shape Dbut the
same arez of plot can provide 73% .of wutilization in

regular lorm.



SET BACK RULES FOR RESIDENTIAL PLOTS

3 Meter (9-84')

—2-5M (8:20")

—1-75 M (5.75") | y
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"5M {4 92" f L-25 M
r : L{4-10"
L) : L1.23 M
/ 1-25 M L J-25M 1410
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i

Note: Rood width must pe 3.5 meter (11-48') for high density dreas 8 4.75 meter (15-38") for other arecs:

SOURCE : HOUSING 8 BUILDING RESEARCH INSTITUTE
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(1i1)

- In case oif example-5, the area of the plot -is Z.06
decimal which can provide only éﬁ% of utilization but
a same size plot in regular form can-provide 72% of

utilization. Similarly, in case oif example-Z, the
area of the plot is 2.11 decinval ﬁhich can provide

maximum utilization of 607 in irregular form but the

same plot can give 72.50% utilization in regular shape.

If the plot size is bigger, it will provide less uti-
lity than a small plot in irregular f{form. According
to the set-back rule of DIT up to residential plot
size of 3.3 decimal or 2 katha, there is no need for
side space} Theretfore, in case of example-3, the area
of' the plot is 6.17 decimal and in irrégular form it
may provide maximum utiliﬁation.of 41%. But the same
size plot can ?rovide 66% utilization in regular form.
Similarly in exauple-5, the area of the plot in irre-
gular. form 1is 8.50 decimal and provide nmaximum utili-
zation of 55%, but @ same size plotl in regular shape

can provide 667 of utilization.

Therefore, it way be conclﬁded that the irregular form
of land provide minimum utilization which was found
in ﬁost of the plots with irregular shape in the study‘
area. This 1is nothing.but misuse of costly land re~

source due to unplanned subdivision of land.
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(ix)
APPENDIX - B

List of Landowners and Types of Land with Area in Decimal

51, Ho. Plot Ho. tﬁf;;;i. ggz?mgi Ilame of the owners
1. 20368 llouse .03 Onur Faroyue
2. (20345 Challa .03 lid. Aman Ullah
3. 20364  Challa .03  Abdul Cani
FAR :17001 Hali .13 - lieher-un-lessa
5. 19045 Hall .13 Hurul Hoque _
5.4 47002 Hall - .08% lid. Serajul Hogue
7. 15053 Tall w13 Kabir Uddin
O 15046 Hall .08 + Shaheb Ali
9. 19049 Hall 13 Alia Fhatun
10. 19050  Hall ' .20 liabibur Rahman
1. 15047 Hall .10 . Julekha Bepum
12. 190517 Lall 13 hgia Ehatun
15. 17048 Challe .16 - Sofina EBepum
14. 1905% Hall .13 IMurjahan Begum
15, 17049 Challa 1.00  Xasem Uddin
16,7 17046 Challa - .13 1id. labibur Rahman
17. 17045 Challa .07 feramot Ali
186, 17022 llouse 15 furul Islan
19, 17050 - Challa .20 Abdus Sawmad
20. 17051 Hall .26 Hamida Degum
1.8 17052 Challa- .18  lurul Islam
22,4 202477 Challa L0754 Ilurun lMiaha
23. A 17076 Challa .09 Hamidur Rahman
24, 17075 Hall .26 Dr. llasim Uddin
A25. 17655 Challa .16 Jebunnahar ‘
26. 17054 Cuala . 16 Lepun Romeja Feroze

2. 17053 Challa L12 Samsuddin lHullah




- o .
. Iype oL Avea 111 . .
51. Ho. -Plot lo. Y . h A lioine of the owners

1 1 Land Docimal = 2o

28, 17211 Hall 1.46 -Hd..Abdul Bari

29. -17212 Hall .26 Lldul Agiz

30. 20272 Challa 26 manld ﬂmdadul,Sharif
31. 20512 Challa .10 Jahanara Khatun
32, 17213 Challa 20 Abdul EBarek

33. 20349 ITouse .08 Lila Tervin

3 17014  Road .03 Abdul Barek

35. - 20260 Challa. A Abdul barek

36. 17216 - Challa .30 fhdus Sattar

37. 17217 Challa .32 - fAbdus Sattar

35, 17218 Nall .22 Abdul Barck

39. 17214  Challa  .£5  Abdul Berek:

FAVN 17210 Holl - Ay Abdul lLarek

47 . 17204 Nall 23 Abdus Battar

42 17208 Hall _ 20 fibdul DBarek

43. - 20252  Hall .11 Abu Tayeb

Ll 17056 Challia .11 Shemsuddin liullah
45, 20253 lall .08  Humayun Kabir

A 2UL54 Hall 06 Forshed Jahan

47. 17057 Challa .16 Shamsuddin'ﬁul;ah
48. S17068 House .05 Vezed Al

AN 1706% Challa .05 Ostan Gani Hullah-
50.. 17069 Challa 11 iiir Tyeb Ali

51. 17070 House .07 Osman LGani

52. 17071 House 07 lilacan Ali

53. 17072 ilouse .08 Jakanara Kerim

5% 17073 Hall V] Fajyes Uddin Ahmed
54 1707 4 Hall 28 Shamsuddin Huilah
56. - 17089 Challa 10 [Hahabubur Rahman
57 19044 Challa .05 Husaumat Sarvar Bhuijryen




(xi)

Si. Hoo Plot Ho. T%ﬁiufr ﬁzgimii liawe ol the owners
586, 18043 Challa .05, -, Jubed Alil ,
59. 17090 Hall .10 Folim Uddin iiullah
60. 17697 Hall 12 Ogiu Uddin liullah
61 17058 ifall 15 Lbdul Barek ldullah
62. 17059 Challa 12 Kolim Uddin lfullah
63. 20122  Challa 14 Abdul lalék
64 . 17062 House .10 ¥Yhan HMoslen Uddin Ahued
65, 17063 Viti .06 Tsat Ali
66. 17064 Viti .06 Fozarfor Hossain
67. 20145 Challa .08 -Khorshed Ali
65, 17061 Challe ° .05  Osinm Uddin Hullah
69. 20195 Challa . .04  luinuddin
70, 17065 Viti L. 07 AKX . Somiduddin Khan
71. 17060 House U5 ‘Jubanara Degum
72, 17056 Challa .05 Osman Gani
73. 17060  House 05  Hd. Shamsul Hoyue
Th 17059 House 05 liirza Hd. Shamsul logue
5. 17207 . Hall .12 Hd. Osim Uddin
70, 172006 Hall I tid. Sahamsu
7. 17205  Challa .26 fmoton lessa Bibi
78. 17102 Challa .27  ocman Gani lullah
79. 17204 Nall .18 Ogim Uddin liullah
50. 17203 Hall .22 iid. Hurul Wehar
81. 17103 Hall .13 Somon Kazi
82.A 17104 " Challa .26 Alu-uddin HMullah
&E3.4 20120 Challa .10 Shavisuddin
VAN 17193 Nall .05 Ogim Uddin Mullah
G5. 17201 - Hall L2 lHusammat Rokeya Khatun
86. 17202 - Hall L1 liir Golau Hustata
87, 17199 llall A

Begum butiur Hahar




(xii)

91. No. Plot No. 1ype of Area in

Land Decimal Hame of the ouners
88. 17200 Hall 14 Mussammat Ifta Barunnessa
89.. 17195 Challa .09 Md. Mojibur Rahman
90. 17194 Challa .11 Idris Hossain
91. - 17940  Hall 1.04  Hazi Asrab Ali
92, 17185  Challa .34 Hajim Uddin
93. 17191 .Challsa <57 Hojim Uddin HMullah
9. 17186  Challa .21 Hosim Uddin
5. 17187 Challa 54 Hosim Uddin
96. 17190 Hall .07 Abdul Latif
9. 17139 House .08 "Ramjan Ali
98. 17188 Challa .35 Shamsul Hague
"99.: 20464 - Challa - .17 Khorshed Alam
100. 17105 Challa .26 Nasor Uddin Mullah
101. 17100 Challa S .12 Mohi Uddin Ahmed
102. 20487. Challa .10 Monir Uddin
103. 17111 Nall .15 Kolim Uddin HMullah
104. 17106 - Challa .12 Kolim Uddin Mullah
"105.4A ~19065' Challa 16 Sohanodh Kumar Borue
106. 17107 Nall .17 Md. Abu Hossain
107. 17109 Nall .07 | Jahanara Begum
108, 17110 Hall T Nasor Uddin Mullah
109. 17112 Nall . .12 . Abu Bakor Mullah
110. 17108 ‘Hall .08 Shefali Begum
111, 20110 Challa .19 Md. HMotiur Rahman
112, 20255 Challa .08 Abdus Sattar
113. 20111 Challa .12 “Aftab Ali
114. 17095 Challa .20 Abu Baker
115. 17096  Challa .08 Rohimun Hessa
116. 17091  Challa .08  Shamsul Islam

117. 17088 . .Challa <13 11d. Janab Ali Miah




(xiii)

s1. Ho. Plot No. 1J¥yPe of Area din .. oo o v1o Guners

l.and  Decimal
118. 17087 . Challa .48  Ala-uddin Hullah
119, 17086 Wall .13 Shamsuddin lMullah
120, 17082 Mall .26 Farhadul Haque
121. 17077 Challa .13 Farhadul Ilaque
122.4 17078 . Challa .05 Abdul lalek
123.° 17030 " Challa .05 Faizuddin Ahmed
124 17043 House .05 Hafiz Uddin Ahmed
125. 17042  House.. .04  Hafiz Abu Abdulla
126. 17041 Challa .26 Alhaz Abdul Jalil
127: 17040 Challa . .06 Abdus Sattar
128. 17047 Challa .12 - Hd. lonsur Ali
129, 17039  Challa .07  Atiqur Rahman
130. 17038 Challa .03 Begum Rokeya Hoda
131, 17036 Challa .08 Md. Idrish
132. 17037  Challa .10~  Shamsul Haque
133. 17035 House .07 Azgar HMullah
134« 17034 House : .10 Bakatun Hlessa
135. 19062 Challa .09 Md. Eunus Khan
136, 17003 Challa = .08 Hd. Chan lia
137. - 17004  Challa = .07  HMarium Khatun
138. 17005 Challa - .09 {abil Uddin
139. 17006 Challa .30 Nurul Islam
140. 17007  House .10 Asimuddin
141, 17008 Challa .03 Hasan Ali
142. 17008 Challa .15 Hurul Islam
143. 19086 Challa .13 " Jahanar Haque
14t 19009 Challa .06 Hasan Ali
145, 19008 Challa .07. Fazlu Hia

146. 20041 Challa .06 Jonab Ali




(xiv)

Type of Aree in

Si. No. Plot HHo. Hame of the owners

Land Decimal
147. 17010 House 17 Saleha Khaton
148, 17011 Nall .28 Kalim Uddin Mullah
149. 17012 Nall .10 Osman Goni Hullah
150. 17013  Nall " .22  Owasim Uddin Mullah
151. 17016 House 46 Abdul Earek lullah
152. 17030 House .40 Kolim Ullah
153. 17032 Challa « 39 Shamsuddin l{ullah
154. 17033 House « 35 Shamsuddin kullah
155, 17083 House .33 Md. Shafiuddin
156. 17081 Nall .13 Farhadul Hoque
157, 17084 Hall R Shamsuddin }Mullah
158. 17085  Hall .04 Md. Muslim
159, 17031 House .30 Nagir Uddin lHullah
160. 17028 House .07 Owasim Uddin Mullah .
161. 17092 House W22 Alim Uddin kullah
162. 17093 Challa W14 Abu Bakar iullah
163. 17094 House 17 Abu Balar Hullah
164. 17027 House .19 Osman Cani
165. 17029 Viti .53 Osim Uddin Hullah
166, 20495 House ’ .Q4 Amir Hossain
167, 17023 Nall 17 Lutfur Rahman
168. . 17029 Viti . .53 Osim Uddin
169. 17021 Hall .57 Talub Ali iullah
170. 20124 Nall , .04  Lutfar Rahman
171. 20123 Hall .08 Shohid
" 172.4 9606 Hall W24 Taleb Ali Hullah
173. 9605 House . 11 {ézi ld. Shamsul
174,. 17020 Hall w23 Hazi Abdul Aziz

175. 17017  Challa 43 Abdul Parelz Mullah




51. Mo. Plot ila. Type of fArea in Hame of the owners

Land Decimal
176, 17015 Hall : .10 Abu Jefar liahabubul Ahmed
177, 20072 Hall A0 Dalway Illossain _
178. 17018 Nall .27 Begum Hurjahan Haque
179. 17019 Hall ) .50 Shale liohamnmad
180. 9595 " Hall <7 Abdul Jabbar
181, 9596 Hall .11 Morshed Ali
182. 9597  §all .10  Unus Aktar
183. . 9598 House .07  Rajida Khatun
‘184. 9600 Viti .06 Rokeya Khatun
185. 9599 House .06 Jahanar Rashid
186. 9602  House .09  Hatem Ali Takir
187. 9601 House .07 Abdul Karim
188, 9603 Viti .03 Azaz lossain
189. 9608 House .08 Shamsul Islam Bhuiyan
190. 2609 Viti .07  Abdul Bari
191, . 9607 House * .10 Kafil Uddin Tarafdar
192. 9610 House .08 Azizur Rahman
193. 17024 Challa .52 Mohammad Khorghed
194. 17125 Nall .06 Monwar Rahman
195, 17127  Hall .21 Owali layder
196. 17126 Hall .19 Abul Khayer
197. 17123 Nall .06 ° Hd. Owaresh Ali
- 198. 17124 Nall . 04 Abdul Jalil
199. 17125  Nall .06 ‘Sheikh lionowar Rehman
200. 17113 Nall .74 Abu Bakar Hullah
201. 20043 Challa L4 Abdul llai
202. 17119 Nall I Johorun Hehar
203. 17122 llouse .06  Md., Akram Ali

204. 17121 Nall .06 Joynal Abden




(%xvi)

8l1. No. Plot Ho. <JPe of Area in

Land Decimal Name of the owners

205, 17120 Hall .14 - Johurunnessa

206.4 17118 Hall .04 Kazi Golam lostafa
'207. 17116 Nall .13 Johurunnessa
208. 17170 Challa .08 Tazu Uddin ,
209. 17171 House .08 Abul Gafur latabbar
210. 17178 House .07 Razia Banu
SR, 17179  Challa .11 Naim Uddin
212. 17183 Challa .08 Saiful Islanm
213. 19072 Challa .05 Saiful Islam
214. 17182 - Challa - L02 Afas Uddin
215, 17181 Challa .04 Teleb Ali
_216. 20420 , Challa . W04 Shamsun Nahar Xhatun
217. 17180  Challa .08 Harun-Aur-Rashid
218, 17176 - Challa .10 Taleb All
219, 17175 Challa .09 Asim Ullah
'220.° 17174 Challa .09  Md. Idris
221, 17173 House .09 sayed lMoli Uddin
'222, 17177 House - .07  Kazi Azizul Haque
223. 17172 House .08 Habibur Rahman Khan
. 224 . 17168 Challa 07 Kazi Salla Uddin Ahmed
L25., 17157 Challa .07 Md. Arif
226, 17156 Challa .08 Md. Rostam :
227, 17158 Challa .06 lossammat Nuriton Nessa
228, 17167 Challa .05 Mossammat Faizun Nesga
229. - 17169 Challa .07 Farhad Uddin Ahmed
230. 17164  House .07 lohammad Hassan
231. 17165 - Challa .08 Haim Uddin
232, 17166 Challa .08 Tazul Islan
233, 17159 Challa .08 Fagor Uddin
254 . 17160  House .10 Osim Uddin
235. 17161 Challa .05 Abdul Iatin
236.’ ":17162 Challa .08 Md. Siddiqur Rahman

237. 17163 Challa .08 Tenu liullah
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81. Wo. Plot Ho. ~VP° °F ggiimii Hame of the owners
238. 20144  Challa .13 Tenu lMullsh

239, 17136 Chzlla LOY Rezaul ilaque

240. 17139 House .06 Rezaul Rahman

241 20403 - House .08 Honir Uzzaman

242, 17129 Viti .08  Abu Saleh lohammed
243. 17128  Challa .13 Burhan Uddin Ahmed
244 . 9624 Challa .08 Abdul Jabbar

245. G623 Challa .06 Azizur Rahman

246. 9621 Challa .06 Anin Ullah

247. 9622  Challa .06  Abu Sayed

248, 9615 House .30 Taleb Ali

249. 9620  Challa .18 Taleb Ali

250. 9013 House .08 Danes Ali

251, 9614 House .05 Ali lichammad

252, 9612 House 27 Shekandar Ali

253, 9616 Chala .13 Taleb Ali

254, 10524 llouse .05 Allima Khatun

255. 10525 House .04 Taleb Ali lullah
256. 2619 ' Tomb .03 Tanu lullah

257. 9117 Viti .12 Rezia Khatun

258. 9118 Viti .10 . Ayub Ali

259. 9626 Chala 77 Tanu kullah

260, 9633 House .58 Tanu lullah

261, 9632 House .03 Hohammad Ali

262, 9631 House .99  Ambar Ali

262, 9628 - Challa .05 Ambor Ali

264 . 9627 Challa -~ .09 Sayed .Majir Ahammed
265, 9629  Challa .09 1id. Geta llia

266. 9630 Challa 17 Ambor Ali
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31. llo. Plot MHo. Type of Area in Hame of +he owners

Land Decimal
267. 20415  llouse .06 Motiour Rahman
2685. 20416 House - .05 Alauddin Ahmed
269, 20417 Viti .05 Hazi Ontor Ali
270. 17131 House .05 Taleb Ali
271, 17132 Challa .05 Taleb Ali
272. 171323 lHall .05 Hazi Hurul Islam
273, 17134 Hall .06 Afasuddin Ahamed
274 17135 Hall .06 Roisuddin Ahmed
275. 17138 Hall .06 Md. Safi Uddin
276. 17139 Hall .07 Sahina Begunm
277 17140 Hall .10 1id. lMannan liiah
278. 17141 Hall 15 Md. Isak Ullah
279, 17155 Challa + 39 Arhan Uddin
230. 17142 Nall .19 Ambor Ali lullah
281, 20147 Challa .15 Reza Sanad
282. 20448  Nall - W13 Rabeya Hossain
2383, 17154 Challa .13 Hamida Khanum
284, 17153°  Challa .16 Abdur Rezzal
235, 17943 Hall 1.19  loron Ali
286.A 19041 Challa .07  Sayeda Hamina
287, - 17942 Hall .26 Sultan Ahamed
288. 17245 Hall .58 Roheel Quddus
289. 17944 Hall .27  Osim Uddin
250. 17946 Nall .62 Abdul Karim
201, 17152 Challa .23 Harun-Ar-Raghid
292 . 17147 * Challa .10 Kubbat Hossain
293. 17148 Challa .08 lMoskarraf llossain
294, A 20178 Challa .15 Suria Anam
295, 17143  Challa .05 - Ambor Ali

206, 17144 Challa .26 Ambor Ali
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Type of [frea in

51. llo. Plot Mo, llame of the owners

Land lecimal
297. 17145 Challa C 07 Joynal Abedin
298. 9643  Challa .64 Ambor Ali
299, . 9644 Challa = ..19 Abdur Razzal
300. 10406 Challa .09.  Kubbat Hossain
301. 10405 Challa .07 Hobarak Hossain
302. 9642 Hall .89 Ambor Ali
303. 9636 - Nall ‘ .19 Hurul Islam
304. 9635 Nall .26 Tanu HMullah
305, 9634 Nall .26 Zoynal
306. 9637 Nall .20 Tanu Hullah
307.A 9638 Challa .12 Syedur Rahman.
308.A 9645 Challa .26 Ambor Ali _
309, 17149 Challa .10 M. Hominul Hoque
310. 17150 ' Challa .10 Ambor Ali
311. - 17146 " Challa .06 Shamsul Hague
312. 17151 Challa .07 Abu Sayed Ahamedul Hoque
313. 17963 Hall - W15 Fezia Khetun '
314. 17963  Wall - .17 ° Ashraful Islam
315. 17963 Hall .38 Monuarul Islam
316, 17962 . Hall 54 Karimunnessa
317.A 17947 Mall .13 Abdul Latif Kazi
318, 17961  -Nall .04  Azimon Bibi
319. 17960 Hall .07 Abdul Quddus
320. 17959 = HNall . .05 Rafiq Ullah
321. 17949 Hall .13 Khandalier Ali Taher
322. 17950 Hall .13 ' RoksanaIPervin |
323. 17952  Wall .08  Hasmat Ullah
324.— 17953 Mall | .08 | Sofina Khatun
325. 17954 ‘Hall 04 d. lichsin

326. 17955 Hall - .05 Motahar Ali
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Type of Area in

81, No. Plot No. Name of the owners

Land Decimal
327. 17956 Hall .08 Sirazul Islam
328, 17957 Mall .04 Abu lossain
329. 17958 Nall 04 Johurul Islam
330, 17983 Nall .33 Kazi Abdul Halek
331. 17964 all .40 Hazi Yusof Ali .
232. 17965 Hall A Siraj Uddin -
333. 19651 Nall .29 -Hazi Yusuf Ali
334.. 9650  House .09 Kamal Uddin
335. 9649 House .05 Safia Khatun
336. 10474 Challa 22 Azmul Khen
337. 10497 Nall .58 Motiar Hahman
3380 10532 Nall .10 Amina Khatun
339. 10616  House .80  HMohi Uddin
340. 10155  Challa .08  Ayub Uddin
341, 9646 Nall .87 Alamed Hossain
342. 10417 Ball .13 - Amjat Hossain
343. 10416 - Nall .13 Mohammad Ali
344 10473 Challa «33 Jafor liohammad Saddeque
345, 10563 Challa .11 Momtar Uddin
346, 9653 Challa - .50  Hahmoda Khatun
347.A 9652 Challa .02 Aysa Khanom
348. 9664 House - .06 Farida Begum
349. 9661  House 04 Abdul ilalek Howlader
350. 9662 House .03 Abdul Jabbar Howlader
351. 9663 House .04 Fazlur Rahman
352. 9660 Nall .04 Hazi Yousof Ali
353, 9659 Nall 22 'Dr._Mosharraf Hossain
354. 9665 House .10 Abul Hashem

355. 9667 House .05 lHomtaz Begum
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1. lio. Plot o, —¥pe of Area in

Land . Decimal Hame of the owqers
356. 9668 House . .07 Shida Begum
357, 9669 Challa .09 lHafuze Yhatun
- 358, 5671 liouse .13 Amir Hossain
359.A 9470 Challa .10 Mofoja Degum
360, Q673 Hall .06 Hazi Tousof Ali
361 9674 House - .04 Hur lohanmad
962. 10402 = House .20 Mina Begum
363.A 9676 House .04 Hir Abdul Haque
364.4A Q677 House .09 Shaha Alam Bhyia
365. 17966 all .50 Anvar Hossain
366, 17967  Nall .20 Chowdhury Mobarak Ali
367. 17982 Challa 33 Kazi Abdul Halek
- 368. 17980 Challa .33 Md. Hasera Khanum
S 369. - 17981 Challa .33 Kazi Abdul ilalel
- 370 17979 Challa .33 Kazi Abdul EKhaleque
371. 17978  Challa’ .33 Rofikon Hessa
372. 17977  Challa .33 Kazi Abdul Khaleque
373. 17976 . Challa «33 Kazi A, Khaleque
1374. 17971 .Nall 17 Balkotar Ilessa
375. 17960 Hall .07  Sheek Abdul Quddus
376. 17969 Fall .16 Sheek Jamiruddin
377, 17972 Nall .16 Eakotar llessa
378.40 96381 HNall .16 Ali Tmam
379. 17968 Nall .08 ¥Nazera Begunm
380. 9630 House W27 Md. Arif
381. 9689 viti - .31 Amir liossain
382, 9690 House .12 Siraj Uddin
383. . 9638 Viti .04 Abdul lajed
384. 9687 Viti .04 Tobir Ullah
385. 9686  House .02  Joynal Abedin

386.4 9685 Viti .03 Tobir Ullah

e gy
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Sl. Ho. Plot No. T%iimff ggg?mi? Name of the owners
387. 9682 Hall «29 Hazi Yousof Ali
388. 9683 Hall 04 Hazi Yousof Ali
389. 17973 Nall .09 Md. Ismail Xhandaker
83.B 17192 Challa .52 Osim Uddin liullah
| 106.B 19066 Challa .06  Ibrahim
123.B 17079  House .06 Md. Abdur Rahim
172.B 17022 Nall .03 Kazi lid. Shamsul Awal
01. 9604  House .09 Abul Fajal Sarker
206.B 17117  Hall .06 Kazi Golam Hostafa
286.B 17184  Challa .06 laim Uddin
294 .8 20120 Challa .04 Rowsan Akter
307.B 9641 Challa 1.04 Latif Zardar
308.B 9648 Hall .25 Rokeya Begunm
316.B 17948  HNall .13 Osin Uddin
337.B 9647 Nall .02 Ahamad Hossain
348.B 9666 Hbuse 04 Johrun lessa
- 360.B 9672 House .09 Asia Khatun ,
364.8 9675 Viti .13 Shamsul Haque Sekdar
365.B8 9673 Duba .02 Hazi Yousuf Ali
329.B © 9681 Nall «15 Abdul Halim
387.B . 9684 llouse .03 Abdus Sobhan
393.8 20174  Challa .07 Abdul Motin
397.8 20147 Challa .10 Rafique Mia
41O.BI 9692 Mosque .07 Hazi Yousuf Ali
&2.B 17101 Hall 13 Amzad Hossain
23-A 17076 Challa .09 Hamidur Rahman
23-R 17076 House 04 Dr. Badir Uddin
179-A 17019 liall - .05 Professor Abul Hasen
179-1 17019 lHall .05 Abdur Razzak

1]



(xxiii)

Sl. lo. Tlot llo. Lype of Area in

5 Hame of the owners
Land Decimal =

179-C 17019 Tall .05 Abdul Barek
179-D ° 17019 Hall .05 Abdul Agiz Sarker
17%-% 17019 House W15 Hulovi Sirajul Hoque
179 =T 17019 Houée .15 ld. Huruzzaman
175-A 17017 Challa - 14 Dr. Uargis Akhtar
175-B 17017 llouse L4 Nd: Fazlul Hoque
175-C 17017 House .15 Md. Hatem Ali
151-A 17016 . House .18 Abdul Mannan lullah
151-B 17016 House .28 Abdul Barek liullah
152=4 1703 House 4 Kalim Uddin liullah
152-B 1703 House .13 Ausir Uddin lullah
152-¢ 1703 llouse .13 Sohim Uddin #ullah
159-A 17031 House 03 Hosor Uddin !ullah
159-8 17031 House .08 Ausir Uddin Hullah
159-C 17021 House .08 Abdur Rouf
S 159-D 17031 House .06 Ambia Khatun.
34-B-1 20179 Challa .07t Abdul lici iizh
34-B-2 20179 Challa 074 M.A. lalek
34-B-3 20179 . House .03 ld. lomtaz Uddin
260-A 9633  House .14%  Sabed Ali
260-B 2633 House 4D Abed Ali
260-C 9633 House 4% Samed Ali
269-D 9633 House 145 Abdul RBarek
R85-A 17943 Ball .93 . Horchan Ali
R85-B 17943 House .26 Siddiqur Rahman
342-A 10417 House .09 Md. Ali Hossain
342=B 10417 House .04 - lid. Golan Sarwar‘
280-A 17142 Challa 105 Abdul Jabbar

280-B 17142  House ey Md. Eazlur Rahman

o
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@ y | Type of . Area in . ' -
cl. Ho. Plot iio. Land Decimal Tame oilthe ownere

84-4 17193 Vita .05 fusim Uddin Hullah

&4-1 17193  House .05  Hurul Islan
84-C , 17193 . House _ .05 Libul Kashen
: Id. Ismail
84,~D " 17193 House .05 Abdul Daki
8wl 17193 Challa .05 id. Kashew Ali
93-4 17185  Challa 113 lid. Hurul Islam
93~B 17185  Challa 114 Hakin
93-C 17185  challa 114 Jill Hafiz
. 95~A 17186 Challsas .07 Maim Uddin
95-B 17186 Challa .07 Amzad Hossain
95-C 17186 Challa .07  Aman Ullah
[T} 17187.  House .15 Abdus Babor
G6-B 171847 ChallaA L0 Halima LKhatun
96-C . 17187 Challa .05 FFazlul logue
96-D 17187 Challa .18 Fhalilur Rahman
96~k © 17187 Challa .07 . Hafizur Rahman
S6-F 17187  Challa .05  liostata
159-4 17005 House . .07 Kabil Uddin
139-B 17005  House .0} Farid lliah
137-A 17002  House .04 lid. Chan liah
137-B 17003 louse .04 Salcha Begunm
134-4 - 17035 House 032 Aspar Mullah
134-B 17035  House  .03% id. Latif Mullah
22~1 20247 flouse L0758 Turu iiiah
| 22-B 20247  House .07} Karouat A1i
R1-A 170524 House .16 Hurul lslam
21-1B 1705283 House .18 Af'ia Khatun
844 ' 17193 viti .05 Saiiuddin lullah

64— 17193 Touse .05  lurul Islam
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S1. Ho._ Plot ilo. T%ﬁﬁﬂfr. ;:z;mii Hame of the owners
84,-C 17193 llouse .05 fbul Kashen
84-~D 17162 House U5 Ild. Abdul Daki
§4-L 17193 Nill .05 ibul Tazal
C/-A 17191 Challa .011%  1st daughter, lr. Younus

: _ than

94,-B 17191  Challa 0114 2nd daughter
94-C 17121 challs .011% 3rd daughter
94-D 17191 . Challa .011}  4%h daughter
94~E 17191 challa .011% . 5th daughter

2854 17943  Hall .63 lioran Ali.

R285-B 17943 House .26 lid. Siddigur Rahman
99-A 17186 Challa .65 lid. Shumeul Hague
99-B 17188  House .08 Sayedur Rahman
99-C 17158 House ' .06 Kagzi lioktar Ali
35=4 20260+ . Challa .07 Abdul Barel Hullah
35-8 20260 - Challa .07  liennu Hullah
35-C 20260 Challa . .07 Lutfor Rahwan
6-A 17002  Viti 08¢  Sirazul Haque

6--1 17002 liouse L0814 Alya Begum

6-C 17002 Challa .8} lurjohan Kabir
19-4 17050  House .05 Abdus Samad
15-8 17050  House .05 Vajed Ali

19-C 17050  House .05 M.A. Khalegue

1 hdym A 17009  House .04 Hassen Ali

144-B 17009  Viti .02 Katil Uddin
64 17009 Viti .06%  Abdul Wahab

6-B 17009  House - .13 lodtague Ali (dead)
6~-G 17009  Viti 6% Serajul Islam

148-4 17011 Viti .07  Xalim Uddin Hullah
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- 81. No.

Plot No.

Type of Area in

Land Decimal NHame of the owners
148~8 17011 House .07 HMd. Abdus Sobhan
148-C 17011 Viti .06 Abdul Jalil HMullah
T148~D 17011 House .04 Siddiqur Rahman
148-1; 17011 Viti .05  Abu Daud Miah
14'7-4 17010 Viti _ .08 Shahina Khatun
147-8 17010 Viti .05 Abu Sakar
14'7-C 17010 Viti .04 wetara Begum
168-A 17029 House . U8 Salima Begum
168-B 17029 House .08 Ilakil:ur Rahman
168--C 17029 Viti 37 Uwasimuddin Mullah

99-A 17188 Challa « 31 sShiamsul Hague
99-b 17188  House .10 Sayedur Rahman Howlader
S9-0 17188 llouse _ . .08 Azizul lloyue
119-4 17087  Challa .11 Alauddin Hullah
119-B 17087 Challa .11 Shamsul Mullah
119-C 17087 challa 11 Shaheb - A1i Mullah
119-D 17087  House .15 Shafi Uddin Mullah
193-~A 17023 Challa « 49 ld. Khorshed
193-B 17026  Challe .13 li.&. Haque
314-4 . 17963 Hall .15 Rigia Khatun
314-B 17963 [fall 17 Ashraful Islam
314-C 17963 Hall .38 Honuwarul Islam
390. 17974 Hall .25 A.K.li. Shamsul Hoque
291, 17975 Doba .09 - Kazi Abdul Khaleque
J392.4. 202064 Viti .08 Abdul Khalegue
393. 20263 louse 13 ohamsul Hoyue
394. 20089 Challa .13 Hinida Khatun
395, 20141 House 04 Tounus Ali
396.A. 20146  Chala .10, Abdul Khalegue




(xxvii)

S1. Ho. Plot Mo. Type ol Area in

Land Decimal lizne of the owners

297. 16232 Challa e 33 MAirawm Uzzawan
398, 1G234 Challa .07 Abdul latin
399. 18233 Challa .13 CAbu Teher

400, 18339  House .18 Haji Ismail
401, 18235 Challa .08 Foyzullah

402 . 182306 Challa LU Abdus Quddus
403. -~ 18237  Challa .14 . Abul Hasen

404, . 18238 Challa - .UB lotiur Rahman
405. 9696 Hall .24 Abdur Rahman
406. 9695  Viti 11 Ed. Anvarullah
407, G694 Doba A Hazi Yousuf Ali
405, $693  House 53 Hazi Yousuf Ali
40904 9691 House .12 Mazi Yousuf Ali
410. 20120  Challa .10 Shamsuddin

411, 20171  House .06 Abdul Majid
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Appendix - C

Questlonnaire prepared for the Bocio -economic survey
of land owners, 1987 Guided Land Development for
Private Residential Areas in Dhaka City: A case study
of Senpara Parbata at Mirpur", a Post Graduate Thesis,
Deptt. of Urban and Regional Planning, Bangladesh
University of Engineering & Technology.

Dear Sir,

I am a student of Bangladesh University of Engineering
and Technology in the Deptt. of Urban and Regional

Planning preparing a thesis 1in partial fulfilment

of the degree of Master of Urban & Reﬂlonal Planning
(MURP), In this connection I have selected Senpara-
Parbata MHauza ag my study area for the thesis titled
"Guided Land Development for private Residential
Arcas in Dhaka City". I seek your kind cooperation
in responding to the questionnaire which will be
very helpful in preparing my thesis. The 1nformat10ns
you will give w111 only be used for thls thesis and
their secrecy will be maintained.

Your truly,

Hd. Rafiul Karim
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(Questionnaire for socio-economic survey, 1987 Déptt.

of Urban and Regidnal'Planning, Bangladesh University

of kngineering & Technology, Dhaka,

Instructions for filling up questionnaire:

Name

#*

*

#*

Flllup with the help of ‘a pen01l

Do not keep any space unfilled.

If there is nothing to write agalnst a question

place wrlte "not applicable" ..
If the respondent do not agree to
question, write ‘"respondent do not

answer',

and address of interviewer:

I‘Iame: l..lIIl.l‘...l..'-l'.....ll'.'..

AddreSS: o-.o;-ollnc-.-o-.t---olo‘ol

L I I

LA L L B B L R I R R I I S R T T S S,

Date: ...?.‘..l..ll.ll.'.l...l..l..l

Time: L N N R T

: Start ..ll‘l...ll.l..!

:End llll.l!‘ll...l.

answer a

agree to
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First Part

General Description:

1.1 HName of Municipal Gorporation ..........c..

{.2 Wgrd HOW eescesnssnnanas Crerteesaaesea PPN
1.3 Hame of Thana c..ceiereerosnesnennecns .
1.4 Vame of Mauza & J.L. HO eeuvevenennnnn.
1.5 Holding No. in Hauza Map veeceivevecaass

1.6 Name of Head of HoUSEHOLA +evevrereneennsen.

"Occupation c..edensee ceessese
1.7 TFather/Husband's NADE «..veeveeeenosansoesss

1.8 HName of respondent .veseseeessessssresscsoens

Age .n;lol...-toot..ntt ------
Occupation 4 8 & & & 8 & 4 S S s e e

1.9 Relationship with Head of
Household cerecans

LI R RN A I B B R I I B I I Y I )

1-10 Sil’lgle or COlleiI'led Family LR I R R B R I I I B Y O 'Y

1.11 Total Member in the Household
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=|
- 2,0 Age, education and occupation of the members of family.
ﬁelationship Education Occupation
A
uith. the heag  .'0¢. Male Female . -
of the household Lite- SSC  HSC Univer- 8Bgri. Ser- Busi- Others
rate sity vice ness
1 2 3 4 5 6 7 1] 9 10 11 12
° 1-
2'
3'
2.1 Source of income and monthly income:
Relationship with . ) .

: t K 0 t
the head of the Agriculture Service usiness thers ' Total
household ‘

1 2 1 3 4 5 6
1.
2.
" 3.
4,
5.
2.2 Source of Water:
d/ ————————
Tapgd water i Kacha well Pucca well’ - Tubewell Pound/Ditch Other
Self Bther Self Other  Self Other Self- Other Self Other
2 3 4 5 6 7 o 9 10




2.3 Types of Energy used:
a) Gas

c) lood
2.4 Latrin
a) Sanitary

c) Pit latrin

(xxxii)

b) Electricity

d) K. 0il

b) Kacha latrin

d) Tangha latrin

2.5 Availability, distance and mode of transport

Place where he goes

flode of Transport

Other Rick- Bus

Taltala Farm- Gulis- Mirpur " Taxi Bi- On Foot
Bazar Gate than Bazar shaw Cycle '
1 2 3 4 5 5] 7 8 9 10 11

- — T — —— - T M S W A SN At A G G Y AEE St R STH EF A Y WA FER P W WER WP SR TR T T o e o ) e e o e i P e e e e e skl Sl e Bl

Dally Market
Post Office
Thana

Primary
School

High school
College
Madrasha
Health

Bank
Recreation
Rail Station
Bﬁs Station

Launch

Purchage of
goods (not
daily use)

-Sale of
goods

. —— — A ———— A — Y S T} ) — o — o T Y WTTY WE TR T ke el o bt i ekt o ks i ke e el ke Sl S L A S e A S S ——
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2.6 Informations regarding facilities

a) When did you construct the house:

year ' month
b) Distance from home to place of work Miles

¢) Present problenms:
i) Kutcha road problem in the rainy season.

ii) Lack of drainage facilities.
iii) Lack of education facilities.
iv) No play ground.
v) Unhealthy drainage systemn.
vi) No garbage bins.
vii) Lack of sécurity.
viii) Lack of shop and market.

ix) Problem of installing gas, electricity and
water pipe line due to lack of roads.

x) Narrow road and no vehicular passage.

xi) Others.

2.7 Information regarding land:
a) Ownership right:

i) inheritence
ii) Purchase
b) Type of ownefship:

i) single family
i11) combined
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2.8 Information regarding land (use in. different types).

Use
Total Hold- -
land (in  ing Home- Vhita Challa Nall Agri. Pond/ Others
decimal) No. sted . - Ditch

1) (R) (3) (4) (5) (6) (7) (8) (9)

2.9 What facilities do you think necessary in your area
at present?

a) Pacca road

b) Potable water

c¢) Healthy drainage systen
d) Electricity

e) Surfacelwater drainage
f) Gas supply

g) Educatiﬁnal Institutions
h) Internal road linkages
i) Play ground

j) Others.
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2.10 Reasons for non-construction of house
a) When purchased land; year

b) Aims of purchased land
i) Construction of house

ii) Agriculture
.2.11 If purchased for constructiop of house: :
é) When you like to be constructed your house
i) within 3 months
ii) within 6 months
iii) year end

iv) unwilling

b) What type of house you want to construct?
i) pacca house
ji) semi-pacca

1ii) tin-shed.

¢) If you like to construct a pdcca building:
i) own fund
" ii) loan
If throﬁgh loan:
i) Bank loan

ii) HBFC loan

iii) Others.
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fj(d) If unwiiling to construct a house give reasons:
i) Léck of finance
ii) Lack of HBFC loan
iii) Lack of road facilities
-iv) Problems in going to work place
v} Laék of educational institutions
vi) Sparse development
vii) Unwilling to construct ﬁouse at present
viii} Willing to sale land
ix) Lacking of residential environment
x) Lacking of securify

xi) Others.

~ 3. Questions regarding value of land (only for dis-
tinguished persons like ward commissioner, head
man, teachers etc.)

(Type of land and present market price)

Price of land per:decimal
Type of land

Near . ‘
. Near secon- Near internal
main a , No road
ary road & narrow road
______________ road
Homestead
- Vhita
Challa
Nall

Ditch/Pond




3.1

3.2
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2nd Part

Advice regarding development

i) Are you satisfied at the present condition?

ies Ho

If not, give your suggestion regarding development
of the area:

a) Through the help resident

b) Through Government

¢) Through the cooperation between private and
Government.

If the Government help to develop your area, plans

- and give technical help will you agree?

Yes or No

If yes, source of finance:

i)

ii)

iii)

ij)

.lv)

Collection of donation
Bank loan

Government expenditure initially and then sale
of some plots from the planned area.

Yes No

If you have to sacrifies a portion of your land
as development expenditure, will you agree?

Yes . No .

If some one has a iregry small area and if he

--hag to sacrifice a portion from it, can not
“be. build a house according to RAJUK Rules

in this situation what will be the solution
you think? '

a) to undertake developmént expenditure from his
own funds. : |

b) As a member of the group, arrangement of Govt.

loan which will be repayed in instalments.
c) Others.
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