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ABSTRACT

Inadequate supply in urban housing market and high rent value arc vital issues of urban
living in Dhaka, the largest and [astest growing city in Bangladesh. Althou oh the need for
new housing 1s enormous, existing rate and level of construction is very low with respect
to population growth, and the backlog is increasing rapidly. Since independence house
rent in Dhaka has increased manifold even compared w the inflation rate. Majority of
tenant anilies of middle and lower income groups have to spend up Lo 40 percent of
their monthly imcome as house rent. The present siudy focuses on the problems of
housing in Dhaka City. Rent plays an important role in housing problems. Sinee Lhe rate
of increase of new houses lag far behind the rate of increase of population, the resulting

pressure upon (he existing slock leads 1o high house rent and also spatial variation of

heuse rent of Dhaka City.

The present stody focuses mainly on the privale rent market in order to determine the
spatial variation of house vent. The study also focuses on varions aspects of the preblem
ol house rent including the aspects relating to spatial variation of house rent in Dhaka
City. Tlus study identilies important factors which alTected spatial variation of house rent
in Dhaka City. Such factors include size of housing units, house type. structural quality ol
the buildings. existing condition of various infrastructure and utility facilitics of the areas,
distance ol major commercial areas and work places from housing units, distance of
various communily facilitics from housing units, social environment and physical
condition of various locations, This study also analyzes the role of relevant faclors {or
variation of rent structure and how these factors allect the pattern of rent structure af
various [ocations, The result of the study may be helpful to initiate new policies towards a

better solution of housing problem of the city.
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Glossary of Terms

Spatial Variation: Spatial Variation means variation according 1o the jocation.
Rent Strocture: Rent structure means the average rent of housing unit in taka/sq.ft./month
House Type: Tn this study there are three types of building are found these are as follows,

HMouse Type- A: Finish Malcoiads used: Floor: Mosale/Tiles/Granue/Mathle; Windaw: Thai
Aluminum; Bath reom:  Mosaic/Tiles. Facilities: Parking/ Garage, Esealator, Sccurity.

Kitchen & Toilet Furnituwre: Commode, Hand Shower, Basin, Bath Tub, Sink, Kilchen

cabinet.

House Type -B: Finish Materials used: Floor: Mosaic/Tiles; Window: Glass; Bath room:
Mosaic/Tiles, Facilities: Parking/ Garape. Kitchen & Toilet Furniture: Commode,

Basin,/Sink, Kitchen cabinet, Rack.

House Type -C: Finish Materials used: Floer: Cement; Window: Glass; Bath room: Cement,

Kitchen & Totlet Furniture: Basm, Rack.

Floor Space: Tloor spuce means the whole area of the housing unit including bedrooms,

drawing rooms, dining room, store room, toilets, kitchen room, verandas in square feet.

Land Use: Land Use means the common uses of land of the communiry.

Commuaity Facilities: Indicates the facilities like educational facilitics, market/shoppinyg

centers, health facititics, community center.

Utility and Infrastruclure Fucilities: Indicates the facilities like sewerage, drainage waler

supply facilities.

Social Environment: Means the overall social,evftural, religious and ethrucal situation of the
arca like having scope to perform social and culteral funtions, having scope to perform
religious activities withoul any obstacle, feeling disturbness from local chaos, hijacing,

mastani, giving donation, disturbness from (hiefs or robbers ete,



Good Socianl Fovironment: Having scope to perform different types of social and cultural

functions, having scope to perform religious activities without any obstacle, fecling no

disturb ness from local chaos, hijacing, mastant, giving donation, ng disturb ness from thiel*s
or robbers etc.

Medium Social Environment: Having limited scope to perform social. and cultural
functions, scope to perform religious activities without any obstacle, feeling little disturbness

from local chaos, tijacking, mastani, piving denation, little disturbness from thiel's or

tobhers ete,

Bad Social Environment: Maving limited scope to perform social and eultyral functions,
scope to perform religious activities without any obstacle, fecling very disturbness from local

chaos, hijacking, mastani, giving donation, very disturbness from thiel's or robbers elc,



Chapter 1: Infroduction

1.1 Introduction:

House is an cconomical and physical commodity, which includes other than dwellings, various
utility facilitics and services such as water and gas supply, sanitation and sewerage, and ACCess
- provision, As an element of urban growth and income distribution, desirable house rent fuliills
social needs and satishies eriteria for urban investment. Rent levels for residential houscs usnally
reflect the local supply and demand situation. [louse rent variation is the result of increasing gap
belween supply and demand of serviced land, where the supply is scarce and inclastic, in
comparison with clastic and eonstantly growing demand. Most important thing in varation of
house rent is the availability of community and service facilities, infrastructure and utility

facilities, existing social environment and also physical characteristics of that area.

Inadequate supply in urban housing market and high rent value is & vital issue of urban living in
[Dhaka, the largest and fastest growing city in Bangladesh. Although the need for new housing is
enormous, existing rate and level of construction is very Jow with respect to population growth,
and the backlog is inereasing rapdly. Since independence house rent in Dhaka has increased
manifold even compared to the inflation rate. It is truc that price of other commoditics
increascs/decreases but the rate of house rent increases every year but never decreases. Majority
of tenant families of middle and lower income groups have to spend up o 40 percent of their
monthly income as house rent (including costs for utilities and transport fare to work places),
while it is uccepted that the rent-income ratio should not exceed 23 percent ie. one weck's
salary (Nabi & Maque, 2004}, Current pattern of supply in the housing market is hardly intended
to create provisions for low and middle-income tenant houscholds who constitute two-third of
citizens of the country, On the contrary, the existing rent structure with respeet to income and
* rent per unit of space suggests that the provision of housing for low and middle-income people is
more prolitable. But the prime reason for this imperfection in urban housing supply and rent
economics is lack of entreprencurship in housing construction. It is yel o be developed as an
industry reflecting household income, tastes and response to typc and size of housing and other

determinants of tocal supply and demand simation.

Housing basically is a highly complex, bulky, durable and permanent product. Housing is not

only sald but also rented. TTome ownership reflects the achievement of both economic and social

v 1



goals. The economic ones emphasize a house as a good investment, as an incentive 1o save, as a
- way of improving credit standing in the community, and as {reedom from landlords. The social
reasons, which encourage home ownership, include family pride in owning, family securily, a
belief in the virtue of private properly ownership, and a sense of better citizenship. However, all
families cannot be homeowners. A majority of urhan dwellers have to live in rented houses.
Lvery tenant farmily has o spare a large share of their income to house rents, In a iree market

economy, the levels of rent of dwelling units are determined by the factors of supply and
demand. It the quantity supplied at a given price exceeds the quantity in demand at that price
(rent), the price will tend 1o fall; if the initial price encourages a supply of commaedity (housing),

which [alls short of the demand at that price, the price tends to rise (Nabt. 1981).

After independence Dhaka has become the capital as well as the primate city of the country. It
has hecome the center of social, economical, political and administrative activitics of the
country, This evolution has given an tncreased boost to the continuous increasc of population
that has been taking place due to migration from rural areas and other amall and medium size
towns to the capital ¢ity Dhaka. This rapid increase in population has resulted in a rapid rise in
the housing demand. Tn the recent deeades, most of the metropolitan cities in South and South-
Last Asia have been experiencing very rapid growih in population as a consequence of which
access to land for housing development has become nearly impossible for majority of people in
these cities, Dhaka the eapital of Bangladesh is now a Mega city. It has been expanded
considerably from 1947-1971. But its expansion took place to a great extent after independence.

Present population of Dhaka City stands more than lerore and population density is now

29,000/5q mile (Daily Star, July 14, 2003).

The major problem of hiousing in the urban areas like Dhaka is the lack of link belween
population increases and housing stock, The lack of job opportunity, less return in agricultural
investment. lack of soctal amenities and other faclors continuously push rural people to urban
arcas, un the other hand, rapid indusirialization and other utility servicefinfrastructure facilities
act as pull factor for rapid growth of urban population. This excess population need more houses,

but the supply of houses does not match the demand.

During the last census period (1991-20013, the percentage increase of population of Dhaka City
was very high. In the preceding decade the annual exponential growth rate was 10 percent per

annum (3335, 2001). This rapid increase of urban population not only created new problems hut

2



also aggravated already existing acute urban problems like, housing, transporiation,
unemployment cte. The present study focuses the problem of housing in Dhaka City. Rent plays
an imporiant role in housing problems. Since the rate of increase of new houses lags {ar behind
the tate of increase of population, the resulting pressure upon the existing stock leads to high

house rent and also spatial variation of house rent of Dhaka City.

The housing shorlage was estimated in 1991 10 be about 3.10 million units, compased of 2.15
milkion units in rural areas and 0.95 million units in urban arcas (Hasan, 1999), The bulk nftl-lle
- backlog consists of permanent, wemporary, and unserviced units. The population of Dhaka City is
more than ten mullion, requires 45,000-83,000 housing units per vear, whereas all public and
private cflorts together can only produce 25,000 housing units a year (Shali, 1998; Hasan, 1999:
Hasan, and Hayat, 1999). Shali calculated the urban shelter requirements of° Bangladesh on the
basis of a medium growth rate and occupancy rate of 6.5 persons per unit in 1980, deelining to
3.5 persons per unit by 2000, She showed that around 5.2 million new housing units were

required by the year 2000 in the urban arcas of the country,

In Dhaka City thc number of population increases per year is 1,60,000. Near about 10,000
housing units produced both from private and public sector which meet only 16% of the tolal

housing demand ( Dainik Sangbad, 29" December, 2002).

In 1960, 53% of all households lived in privately rented house, but by 1973, this percentage had
become 60.3%. Al present it is estimatcd that more than two-third of all houscholds in Dhaky
live in privately rented houses. This pattern is unigue in Bangladesh. In all other cities the vast

majority of homes are owner-occupied and the level of renting is mini scale {Nabi, 1981

To determine the spatial variation in the existing structure of house tent is very important. Some
locations can command higher rent than others, Nor is the variation among the rent fevels of
different type of structures uniform, which means that the rent structure for certain kinds of
" building is higher in some locations than in others. But even in the same area and cven in the
same building, the rent strueture may vary [rom one housing unit to another. Clearly it is also
important to identify the various factors behind the variation of rent structure and how these

factors like utility services, community facilities, pattern of land uses and land prices, cost of



building malerials and labor, environmental condition, communication and distance from major

part of the city aflect the patlern of rent strugture

The present siudy focuses mainly on the private rent market in order lo determine (he spatial
variation of house rent. The study will also focus on various aspects of the problem of house rent
including the aspects relating to spatial variation of house rent in Dhaka City. The resull of the

study may be helpful to iniliate new policies lowards better solulion of housing problems of the

city.

1.2 Growth of Dhaka Mctropolitan Area

The economic, sacial, environmental, occupational and cullural gaps between urban and rural
areas attract village people towards urban centers, The real purpose ol rapid How of the people
lowards urban areas can only be that people want to live with better facilities, comfort and ease.
The victims of poverly, unemployment, natural hazards, river erosion etc., mi grale [rom villages
and small urban centers 1o the cities but the eities cannot accommodate its cxisting people. So

this extra flow of population from out side is a tremendous pressure for the city (Hasan, & Kabir.
20023,

However, Dhaka is the heart of the country and viewed economically, socially, pelitically and
culturatly, Dhaka is stronger and more developed than any ether city in the country. Dhaka
became an imporiant town and a center of (rade, commmerce, handicrafts and important

manufacturing goods during the Mughal period. The city grew around the old fort and became a
glorious city (Luda, & Kamal, 1998).

Dhaka’s irade and commerce declined from 1765 when the cast India company was established.
During that time the population of Dhaka was 450,000. The population declined very sharply
[rom the beginning of British rule, In 1901, the population became 128857 and 25771 dwellings

were available for them. Due 1o closure of English factory in 1817 many people le(t Dhaka city,

In 1830, the population came down in around 70,000 and number of dwellings became 16,278,
During 1838, the population became 68,610 and the number of dwellings came down to 10,830
Dhaka became the only one administrative, military and commereial regional center during the

early decade ol nineteenth century (BIRS, 2001),



In the preceding decade the annual exponential growth rate was 10 percent per annum.
Population of Dhaka City was 3.4 million in 1981, 5.6 million in 1991, and in 2001, the lotal
population of Dhaka City was 9912908 (BBS, 2001).

Table 1.2.1: Past, Present and Future Poputation of Dhaka city (1901 - 2021)

Year Population Growth rate in pereentage
1901 128857 -

1911 153609 1.77

1921 168510 0.93

1931 196111 1.53

1941 295735 4.19 |
1951 335948 1.28

1961 556712 : 5.18

1974 1772438 G.32

1981 3440147 3.62

1691 5670575 4.90

2001 9912908 1.48
2000+ 11481686 1.39

2021# 13298733 116

Souree; BRS, 2001,  * projeeted population based on the population and growth raie of 2001
Figure:1.2.1 The population trend of dilferent census year of Dhaka City,
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The main reasons for this huge increase of Dhaka’s population in coming decade is due to
unbalanced urbanization and presence of primacy in the cily size distribution pattemn. Comparing
with other developed and developing countries, it is evident that, in developing countries the
extent of urbanization is much lower but the average prowth rate is very high. In 2001,

Bangladesh has 23.39 percent urban population against 92 percent in UK. (BBS, 200 53

The impact of urbanization is felt more intensively in rmajor cities of the country. Specially
service [acilities of the cities could not be expanded to tackle the rapid population growth, As a
result it was not possible to meel the minimum service facilities for the citizen. Dhaka city
lherefore, s experiencing continuous deterioration of service fucilitics specially for slum

dwellers. They cannot afford the formal employment and basic civic facilities of the city.

The rapid population growth in the city has resulled in a hﬁgc backlog of housing. According to
World Bank Report, in 1980 there were 1.9 million housing units for 11.8 million urban
population (World Bank, 1981). By the wmn of the century the total requirement of urban
housing units is likely to be in the order of 7.1 million. The additional requirement has been

estimated to be 5287 million of which 1.176 million units have been estimated Tor Dhaka

Metrapolitan Area (UNCRD, 1980).

1.3 Objectives of the Study

The main objectives of this study are summarized as follows:
1. To understand the present rent structure of different types of residential buitdings in the study

aredl,

2. To determine the spatial variation of rent siructure of dillerent types of residential buildings

in the study area,

L)

To investigate the underlying causes for the variation of rent structure in the study area.

B

To propose some recommendations for solve (he problems related to house rent variation.

1.4 Rationale of the Study

House rent is an important dimension of the housing problem. There is a lack of in-depth study
and knowledge about the nature of house rent market in various pars of the city and hence there

“is little idea about the impact ol house rent variation on housing situation of various locations of
Dhaka City,



The study has also focused on various aspects of the spatial variation of house rent. To IMprove
the housing situation, the Government has introduced some policies on housing but there has not
indicate any policy related to house rent variation and rent control. So it is very much urgent to
revise or fomnulate new policies towards the solution of housing problem, These policies should

be appropriatc and effective and based on understanding of how the rent market actually

fimetions at various locations.

However, as an mnitial investigation, the present study is intended to analyze some aspects of
“spatial variation of house rent of Dhaka City and it is hoped that this study will provide much
needed information regarding the nature of variation of house rent of the city and form a basis

for further investigation and research in this fields.

The present study has iried to find out the existing housing situation and rent structure of various
types of residential buildings. For reducing the existing problem and for betrer and proper

management of house rent, some necessary stralegies and guidelines are suggested in this study.

1.5 Scope of the Study

This study has been focused on the information on the spatial variation of house rent, howse rent
market and its ympact on housing situation of Dhaka City. Variation of house rent depends on

dilferent type of factors, therefore this study focused on these aspects for variation of (he house

rent.

Rent variation. the result of many factors such as structural type of the houses, it accessibility to
the city center or other poinis of attraction, existing physical condition of the areas, the average
size ol the housing unil, distances of vatious types ol community facilities, availability of
parking facility, availability ol various types of kitchen and toilet furniture, availability various
types of finish materials, the physical and environment characteristics of the area, the level of

utility services in the area, the physical condition of building, and so on.

1.6 Organization of the Study

The study has been organized into various chapters focusing on the spatial variation of house

rent and factors affceting the variation of rent structure.



Chapter 1 describes the introductory statement about the housing problem and house rent, which
consists of study backgrr:-_und, objectives, rationale of the study, scope of the study, limitation of

this study and orgamization of the study.

Chapler 2 contains the methodology und design technigue adopted for carrying out ihe study

which consist of the selection of the study area, sample design, source of data, data processing

and analyses,
Chapter 3 deals with the basic information on the study areas and their demographie;

occupational and income characteristics; physical and environmental characteristics of the area

and availability of various types of community facilities.

Chapter 4 analyzes survey findings on the spatial variation of house rent and various factors

associated with such variation.

Chapter 5 identifies the existing house rent market of Dhaka City and house rent policy, financial

return by invesiment on housing.

Chapter 6 focuses on an overview of housing problems and policies of Bangladesh and some

selected countries of the werld
Chapter 7 presents the summary of findings and analysis of the study.

Chapler § presents recommendations and conclusion of this study.



Chapter 2: Mcthodelogy of the Study

2.1 Introduction:

Methodology reveals the entire process that would be followed for the completion of the study
and helps to conduct the study successfully. In this study, spatial variation of rent structure
means the variation of rent for different types of residential buildings in various locations of the
study arca. The important (actors that cause these variations are distance [rom the work place,
existence of various community facilities, physical condition of the area (planned or unplanned),
socio-econamic characteristics of the population ete. So this rent structure indicates the rent
pattern according (o the building types, Mloor space, availability of various community and utility

facilitics, infrastructural facilitics and land use at various locations of the study area.
The tollowing methodology was adopted to fuilill the objectives of this study,

2.2 Sclection of the sample area:

To fulfill the objectives of the swudy various imporiant residential areas have been selected
considering the economic condition {characterized by high, medinm and low income group); the
development patterns (planned or unplanned) and physical characteristics of the study arca so
that the [actors affecting (he rent levels can be identified. These areas have been selected in such
way that all types of residential buildings {using various types of building materials and having
various lypes of facilitics); are clearly identilied. The imporant residential arcas of Dhaka Cily
which have been selected arc Dhanmondi, Mohammadpur, Shaymoli, Mipur, Gulshan, Dadda,

Rampura, Khilgaon have been selected as sample areas for this study.

2.3 Determination of sample size

Sample design should be such thal, it is in conformity with the objective of the study. The
sample size was delermined to acquire an authentic output conceming the rent structure of
different types of residential buildings having various acilities (utility service and community
[acilities, parking, escalator, sceurity facilities cte.) in different sample areas. In these areas, 200
house hold heads (25 in each sample area) living different types of residential buildings were

scleeted lor conduecting survey operation. The method adopted for sampling purpose was

systematic tandom sampling.



It is true that the sample size should be larger for acquiring better output, but it was not possible

o take larpe sample size due to resource constraints,

2.4 Sources of data

To complete the study various types of data/ information is necessary. Nceessary data were
collected both from primary and secondary sources. Some information/data were collected from

secondary source and some were not found from sccondary source and then it were needed to

callect fronm primary source.

2.4.1 Urimary sources

In this meihod, a questionnaire was developed for tenani households and also for owner of that
house to fulfill the objectives of the study. By these questionnaire necessary data were collected
from primary source like physical condition aof the aren, socic-cconomic characteristics of the

ared, variation of rent according to the various factors and to determine how these factors affect

the rent structures spatially.

For preparation of questionnaire following aspects of tenant households and house owner and
physical and environmental sitnation of the study area have heen considered.

% Education, occupation and income level of the tenant households

% Tlouse type, size of house, [loor space and their rent structure

Lxisting physical characteristics such as infragtructure and community services and facilities,

communication facilities of the study area
%+ Existing environmental eondition of the arca
=]

<+ Changing pattern of relevant factors for variation of the rent structure such as eost of buildin
Z1ng p B

materials, labor, land, utility service and community facilitics ete.

2.4.2 Secondary sources

Unpublished and published thesis, seminar papers, journals, BBS reports, various types of related
books cte. were collected from different libraries and various development orzanizations to
extract relevant dala, Necessary dala ke historical background, previous studies related to house
rent and rent variation, bousing condition of Dhaka City as well as cntire housing condition of

the country were collected [rom those sccondary source to cstablish the rationale of (he study.

*
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2.3 Questionnaire preparation and survey operation

Taking inlo consideration the variol socio-économic parareters and other relevant factors
influencing the rent structure, a questionnaire was designed and prepared for (he survey,
Questionnaire for the survey was set in such a manner that it would extraci data rclevant to the
purpose ol the study.

2.6 Data and information requirement

For the first objectives, following types of data and information are needed-
Types of residential buildings present in various zones of the study area

# Present rent structure of the buildings according to the floor spaces, availability of wtility

services in the study area
» Esisting environmental condition of the study area
For the second objectives, following types of data and information are required-
# Rent structure of different types of buildings in different zones for the last 10 years o[ the
study ares
# Identfying the relevant factors for determining the causes of variation of rent structure af
different types of residential buildings in the study area
For the third objective in the purpose of the analysis information are focused on
¥ The mle of relevant lactors for variation of rent structure and how these factors like
utility services, community facilities, pattern of land uses and land prices, cost of building
materials and labor, environmental condition, communication and distance from major
part of the city aflect the pattern of rent structure '

# Analysis of the relation between education, occupation, income of the tenant households

and their hoeuse rent

# Analysis of the population growih pattern of (he Dhaka City and housing stock for

determining the demand for housing.

2.7 Data processing and data analyzing

Afler linishing survey operation, all data were compiled, analyzed and presented in tabular and
graphical forms. To compile primary data, compilation sheets were prepared by using Microsoft
Fxeel software. The collected data was tabulated by another computer scofiware SPSS. The
collecled information from primary and secondary sources was analyzed statistically and
presented in text, tabular and graphical forms for the convenience of analysis. Thus by using
different cross tables the data are analyzed for fulfiliment of the chjectives of the research. Data

has been analyzed in the {orm of tables and different types ol graphs (bar chart, pie chan, etc).

]
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Chapter 3: Profiles of the Study Area

3.1 Introduction

Dhaka Metropolitan area is located on the alluvial plain of the three major rivers, the Ganges, the
Brahmaputra, the Mcghng and their tributaries. The area of the city is 3245q. km. Dhaka
metropolitan area is surrounded by the three rivers, the Turag river in the west, the Buriganga
river in the south, Dalu river in the cast. The geographical location of Dhaka with its network of

inland waterways made it an important location both siratepically and commercially,

3.2 Basis of Sclecting Study Area

During the last census period (1991-2001), the percentage increase of population of Dhaka City |
was very high. In the preceding decade the annual exponential growth tate was 10 percent per
annum (3RS, 2001). T'his rapid inerease of urban population not only created new probicms but
also aggravated already existing acute urban problems like, housing, transportation,
unemployment cte, of these the present study focuses upon one aspect of the problem of housing.
Rent vanation plays an impottant role on housing problems. Since the rate of increase of new
houses fags far behind the rate of increase of population, the resulting pressure upon the existing
stock leads to high house rent and alse spatial variation of house rent of Dhaka City. For this

reason 1o solve the housing and as well as problem in honse rent variation, Dhaka City has been

chosen for this study.

3.3 Genceral Description of the Study Areas

Aller selection of the sample areas, 200 house hold head (25 in cach sample area), of differeni
types of residential bulldings, are considered for eonducting survey operation with formalted
questiomnaires. The questionnaire includes various types of information related with the study
areas. The varions types of information such as occupation ol the house hold head, social
cnvironment, building type, availability of utility facilitles, foor space of the housing unil,
averape distances of various types of community facilities and land price ol the sample areas of

thrs study has been stated below,
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1. Gulshan

Crulshan area 15 siluated in the north east
side of the city. The diplomatic zone of the
city is situated in this area and people of
very high-income group tive here. The area
iz planned and condinon of access roads

and major roads are goad.

Oceupations o[ most of the people are

service and busingss (Figure: 3.3.1).

The majority of tenant household heods
{48%) have income of Tk. 30001-50000
per month, the income of other 40% are
more than Tk 50000 and the rest 12% has
income between Tk. 20001-30000 (Figure:
332,

Maost ol the {epants (88%%) informed that
social environnient is very good for living

in this area (Figure: 3.3.3).

Oceupallshal Slatus of the Respondents
{Tenant household head)

[QEerma |
| T— |
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Figure: 3.3.1 Occupational Slates of the
Respondents (Teaant houschold head)

Distributlon of Respondents (Tenant I
household head) by Incoma
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Fipure: 332  Distrihution of Respondents
{Tenant household head) by Income

Saocial Environment of the Area
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|onaa |

Figure: 3.3.3 Distribulian of Respondents by
their Perception aboul Social Environment of

the Areo



Percentage of house type A and housc type
B are 32% and 68% respectively (Figure:
3.3.4).

All of the housing unils are connccted with
sewerape  facility and  water supply s
available there, 92% ol the arca s
connccted with draimage Tacihly (Figure:
3.3.5).

Average land price of the area 15 more than

Tk. 30 lac per katha (Fipure: 3.3.7).

The arca is connected with other important
areas of the city by direcl/ local and
luxurious transporl scrvice. Al tvpes of
commmnunity facilities are {(heallh center,
shopping center, park, communily center,
“school, kaicha bazaar cte) situated within 2
km of the arca. Rent structure of ihis area 15

higher than that of other arcas of the city.

Most of the tenants (92%) informed that
spcial crvironment is very zood [or living

in this arca {Figure: 33,100,
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Figure: 3.3.4 Distribution of Buildings by Type

|_ Distritution of Howslng Units by Availability
of Wutity Facilities

AT T
I Py e
[

- -
T

Pombutenat M7,
Hainkireg bz 1 M
Parcanzags g3

Dvalnage

LH Iy Fagilime

.|

Figure: 3.3.5 Distributian ol Housing Lnils by
Availability of Utility Facilitics

Distribution of Houslng Units by Floor Space

i
"

TR
AL e B e e

r
¢ | 4=

ol SRR
et =
ft;}:'z,":.'}'r‘,. L;#'gi‘;‘??’
ST g Lo =)
T T

i,

e k g"é

Sy s

'

Didirsmem el 15
Hamkli1y Livut In
Pocistsm 10

Tl

a2k 1

5

UpiaSED DTS TEI DG (D61 KD 1211 1409
Floar Space i

—_ =]

Fizure: 3.3.6 Distribution of Housing Units by Floor Space

" Distribution of Housing Unila bu Land Price
Per Katha (at the time of surveying)

e ——

Bisintuilen ai g P - =
hauklng Lnlk 1n —— |
Poicanisyc K S —— Em E!

TnimTh L1 Th 19Tk I-Th 26- Th
Tk 1919 Lec20 Lu2E Lecil Lae S0r
[E ] L

Lurd Praca In Tang

Figurc: 3.3.7 Distribution of tHlouvsing Units by
Land Price

17




Map: 03 Map of Gulshan Area

LEGEND

s Important Location
/\/ Roadnetwork

) Study location

Srorre TIVAP RAILIK

33 Q 0.3 Kiomalers
?_

(4




2, Dhanmondi

Dhanmondi area is situated in the middle-

wesl side of the eity, After independence ol

Rangladesh, high income group started to
hve in this area, but al present this area has
turned inte a4 commercial arca, Various
types of show rooms. large shapping malls,
NGOs  and  international  organizations
opened their offices in this area. The arca is
planned and condition of access roads and

major roads are pood.

OQecupations of mast of the tenants are

service and business (ligure: 3.3.8).

Among  the tenant houschold heads,
income of 32% is in the range Tl 20001-
30000, 28% have income Dbetween Tk,
000 and 50000 and the rest 40% have
income more than Tk, 30000 {[igure:

3.3.9)
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Pereentage of house type A and house type
B are 36% and 64% rospectively (Tipure:

3311

All of the aren is connected with scwerage
Cocality and deatnape Facility, In this locality
92% houscholds  are

connected  with

available water supply (Figure: 3.35.12)

People live in large size housing units
cenerally belween 1204 and 1600 Sq {t
{Frawre: 3.3.13).

The land price of the arca is about Tk, 25-
30 lac per katha {(Figure: 3.3.14). All types
of commumty Cacihiies {(health center,
shopping center, park, comnunily center.
school. katcha bazaar ete} are situated
witlun 2 km of the community. Rent

struclure of this area 1% also high like ihe

area of Gulshan,
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Fignre: 3.3.11 Distribation of Buildings by Tync

Dlslributlon of Housing Units by Availlabity of
Utility Facilities

Oixiribarion of
Howsing Walls im HL
Farceniage 22

e
Eifrwiard]h Oravage WalEr Supph
ueily Fucihims

gl

Fipure: 3.3.12 Distribution of Housing Units by
Axailubility of Utility Facilities

Dlstribullen of Housing Units by Floor Space

}5/
e
i
Dielrinicn uf
Heaslng Umita In A
Percentage

%
£l

sl B ﬂ : o _:
Ug la 500 501 750 754-102C  LOO1
q 1750

Flonr Fpace In 50 FL

Fisure: 3.3.13 Istributon of llousing Units by
Floor Spacc

Dizlribution of Housing Units by Land Price Per
¥.alha [at Lhe time of Surveying)

u] I o d0

Lo
YMprw Te 11- Th 1% Te 71- T 76 Tk 3=
Te 10 13las 2lac Tilac I0Lsc  Las
Lac

Lo Prica wn Tabs

Figure: 3.3.14 Distribution of Howsing Unils by
Land I*'rice 1"cr Kaiha {at the time of surveying)




Mup: 03 Map of Dhanmondi Area

'
LETN

s Yoot Loction

N/ Radetwek

O sgrte

o 9 2 Mo
e ——

"
.
d -n"
1 o
1 ~ .
L] [
Y
[ ~
. -
| . -
i 5
1
N
] =1
L1
i
- F 4
1 1 +
Y .
*
Pl
‘-‘ ! wpe -
13 1 -

Sounce: DAP - RAJUK

21




3. Mohammadpur

Mohammadpur area is developed in the
middle-west side of the city. Some parts of
this aren arc developed in planned way but
most of the areas are unplanned and
developed in hapharzard way. Condition of
access roads and major roads are not good
The area is comnecled with other impaortant
arcas ol the cily by various types of direct/

local transport services.

Oceupations of most of the tenanls arc

serviee and business (Fipure: 3.3.15).

Tenants of lower and medium  income
group are living in this arca Amonp the
fenant houschold heads, income of 10%
have op to Tk.5000, 14% is in the income
range between SO01-10000, 64% is in the
meome  range between Tk, 10001 and
20000, rest of 12% have income more than

Tk, 20000 Tigure: 3.3.16).

Most of the tenants (72%) informed that
social environnient is of medium {vpe and
emly  16% informed that the  social
environment is very good Tor living in this

arca (Figure: 3.3.17).
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Figure: 33,15 OQceupalional Status of the
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Percentage of house type A and house type
B and house iype C are 08%. 88% and 04%
respectively (Figure: 3.3.18).

Most of the housing units are connected
with avaulable waler supply facilily. In this
arca $% of houscholds are connecled with
sewerape  facility, 76%  houscholds are
connected with drainage lacility (Tigure:

3.3.19).

People live in medium size housing nnits,
generaily 500 and 800 Sq ft in size (Fipore:
33200

The average land price of the area ts more

than Tk, 10 lac per katha (Figure: 3.3.21},

All types of community facilitics (health
cenicr, shopping ceoter. pavk, community
center.  school, kateha bhazaar elc) are
sitwated within 3 km of the area. Rent
structure of this area 18 not very high
comparison with Gulshan and Dhanmonds
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Map: 05 Map of Mohammadpur Arca
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4. Mirpur

Mirpur 18 situated in the north west side ol
the city. Development of most of the area
are planned. Conditions ol major roads are
pood but occess roads are nol n good
condition. Most of the area 12 connccted
wilh other important arcas of the city by
various types of direet/ local transport

service,

Qccupations of most of the tenanls are

serviee and business (Fipure: 3.3.220.

Tenonts of medivm income proup are living
in this area. Among the tenant houschold
heads. income of 3 % have up to Ul 5000,
3% is in the ineome range between S0601-
10000, 60% s between Tk, 10001 and
20000, 32% is more than Tk, 20000
{Iipure: 3.3.233,

Most of the tenants {60%) wnformed that
social environment is of medium type and
24% informed that the social environment
is very good for living in this area {Figare:

3.3.24),

Oecupational Status of the Respondents
(Tenant househald head)
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Figure: 3.3.22 Occupational Statos of the
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Percentage of house type A and house type
B and house type C are 04%4, 88% and 08%
respectively (Figure: 3.3.25)

Most of the housing units (68%) are

comnected  with available  water supply
facility. In this arca 24% of housing unils
arc connected with sewerapge facility, 44%
arc  connected  with

(Ligure: 3.3.26).

drainage  facility

People lived in medium size ol housing
©units generally 700 and 1000 Sg (1 (Fipure:
3.27).

The fand price of the ama is within Tk. 11-
15 lac por katha (Figure: 3.3.28).

Average distance of major community
facilities (health center. shopping cenler,
high school, ete) are 6 km {rom the arca.

Katcha bazaar, community center are
sithaled within 1 km. Flouse rent structure
o this area 1s not very high compare {0 the

aren of Gulshan and Dhanmondi.

Sogtal Environment of the Area
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5. Shavmoli

Shaymoli is situated n the middle-west
side ol Lhe city, Most ol the areas arc
unplanned and developed in haphazard
way. Condition of access roads and major
reads are not good. The area is connected
willr other important arcas ol the city by
various tvpes ol direct! local transport
services but transporl nelwork is not as
good  as  Gulshan, Mohammadpur or

Mirpur.

Occupations o most of the tenants are

service and business (Uigure: 3 3203,

Tenants of medium income group are living
1 this arca. Among the tenant houschald
heads, income of 2% have up to Tk.5000,
4% is n the Income range between 5001-
10000, 0% arc in the income range of Tk,
10001 and 20000, 32% are carning more
than Tk. 20000 (Figure: 3.3.30).

Accarding o ihe opinion of the tenants
{30%) social environment of this area is of
medium type and only 3624 think that the
social environment i very good for living

thiv area (Figure: 3331

Occupational Statuy of the Respondants
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Fipure: 3.3.20 Oeeupational Stzius of the
Respondents {Tenant houschold head)

Distribution of Respandents (tenant household
head] by Income
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Fipnre: 3.3.30 Distribution of Respondents
{Tenant houschold head) by Income

I Soclal Environment of the Arca

Figure: 3.3.31 Dhsiribution of Respoadents by

their I'erecption ahout Social Lnviranment of the
Area
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Pereentage ol housc type A and house type
B and house Lype C arc 08%. 84% and 08%

respeclively (Figure: 3.3.32).

Most of the housing units (76%) are
connceled  with  available water  supply
facility. In this arca 16% housing umits are
connected  with  sewerape  facility, 28%
housing unils are connceted with dranape

facility {Figure:3.3.33),

Most of the people (56%) live in medium
size of housing uvnits penerally between
500-750 Sq (1 in size and 24% people lived
in generally between 751-1000 Sq [ in size
(Figure, 3.3.34).

The land price of the arca are within Tk,

11-15 lac per katha (Figure: 3.3.35).

All types of community facilities (health
center, shopping center, park, community
center, school, katcha baznar e} arc
sitvated within 3 km of the arca. The rent
structure of this arca comparatively high
than other arcas of medium income group

like Mohammadpur, Murpur,

Distribution of Houses by Type

Figure; 3.3.32 Distribution of Buildings by Type

Dlstribubion of Housing Units by Availabllity of
Utlliey Facilities
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6. Badda

Badda 1% located in the norih east side of

the city, This area 1s newly developed area
and most of the area 15 developing in
unplanned way. This arca is developed on
loww dand and in rainy scason the maost of
the arcas have been watcelopped. Condition
of access roads and major roads are oot
good, The arca is connecled with some
parts of the city by vanous types of direelf

local

transport  scrvices  but

transport

notworl 15 1ot pood.

Qceapations of most of the tenanls are

service (Figure: 3.3.36).

Tenants of low and mediwm income group
are living in this aren. The majority of
ienant household heads {48%) have income
maore than Tk 20000, meome of 23% have
up to Th.5000, 17% is in the income range
between SO01-L0O00, and the rest (12%)
has income between Tk, 10001 and 20000
{Figure: 3.3.37)

According 1o the opimon of the tenants
76% {cel that social environment is of
medium type and only 12% leel that the
sncial envirorment 15 good for living in this

atea {Figure: 3.3.38}.

Cecupational Status of the Respondents
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Figure: 3.3.36 Oceopational Siatus of the
Respondents (Tenzat houschold head)
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Figure: 3.3.37 Distribution of Respondents
(Tenant houschold head} by Income

Soclal Environment of the Aroa
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Fipure: 3.3.38 Distribation of Respandents by
their Perception aboat Social Environment of
the Area




Percentage of house type I3 and house type
C are 88% and 12% respectively (Figure:
3.3.30),

Most ol the housing unils (60%) are
connecled with available water supply
facility. Tn this area 72% of housing unils
are  connected  with  drainage  facility
(Figure- 3.3.40). Sewcrage facility 15 not

vet developed in this aren.

Teople live in small size I housing units
generally between 400 and 600 Sg 1t in sive
C{Figure: 3.3.41).

The highest land price of the arca is k. 10

lac per katha {Fipure: 3.3.42).

Averape  distance o major community
facililies (health center, shopping center,
high school. ¢ty are 7 km [rom the area,
Katcha baraar, comnwnity centers arg
situaled within 2 km of the community.
House renl strueture of this area is low than

iher arens of the city,

Distribution of Houses by Typo
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Figure: 3.3.3% Distribution of Buildngs by Type

Distribution of Housing Units by Avauabillty of
Utikity Facilities
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7. Rampura

Rampura is located in the norih-cast side of
the city. Most ol the areas are unplanned
and developed in haphasand way. Condition
of access roads and major roads are not
good. ‘Though the arca is connected wilh
some parts of the cily by various types ol
direct/ local transport services but overall

transport network 1s not good.

Occupations of most of the tenants are

service and business (Figure: 3.3.43).

Tenants of lower and medium  income
group are fiving in this arca. Among the
tenant houschold heads. ineome of 16%
have up to Tk.5000, 12% is in the incomc
range  between  5005-10000. 64%  have
income between 1l 10001 and 20000, 8%
have income more than Tk, 20000 (Figure:

3.3.44).

Most of the tenants (68%) informed that
social environment is of medium type and
only 24% inlormed  that  the social
environment is very good for living in this

area {Figure: 3 53.45).

Cecupational Slatus of the Respandents
{Tenant household hoad} i
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Figure: 3,.3.43 Oceupational Stales of the
Respondents {Tenant hansehold head)

Distribution of Reepondents {Tenant
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Firore: 3.3.45 Distribution of Respondents by
their Perception about Secial Environment of the
Arca
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Percentage of house type B and house type
C are 88%. and 12% respectively (Figure:
3.3.46).

I this arca only 22% of housing unils are
connected with drainage facility. Most of
the housing units are not connected with
avatlabic water supply  facility (Figure:
3.347). Sewernpe  [aeility i3 not yel

developed in this area.

People live i small sive housing units
penerally between 500 and 1000 Sq {t. in

size {Fieure: 3.3.48).

The Jand price of the area s near aboul Tk,

10 lne per katha (Figure 3.3.49).

All types of comumunity [acilitics (health
center, shopping center, park, community
center, school, cte) are situated within 6 km
of the commumty which 1s lar away than
plher zomes of the city. The distances of
kateha bazaar arc within 2 km of the area.

. The rent structure of this arca are medium,

Disirlbulion aof Houses by Type

Figure: 3.3.446 Distribution of Buildings by Type

Distribution of Housing Uniks by Availability of
Utitity Facilities
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8. Khilgaon

Kilgnon is situated in the east side of the
city. Some parts of this area arc developed
in planned way but most of the area are
ynplanned  and  devefoped in haphazard
way., Condition of access ruads and major
roads ure not good. Though the area is
connected with some other important parts
of the city by various types of direct/ local
transport  services but overall transport

network is not goud caough,

Cecupations ol mest of the ienanls ate

service and business(Figure: 3.3.50}

Tenants of lower and medium  income
group are live in this arca. Among the
tensnt household heads income of 14%
have up to Tk.5000, 18% is in the income
range  between  S001-10000, 28%  have
income  between Tk, 10001 and 20000,
40% have income more than Tk.20000
{VFieure:3.3.51).

Most of the tenants {88%) informed that
social environment s of medium type and
only 12% inf:m‘med that the social
cnvironment is very good for living in this

arca {Figure: 3.3.52}
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Figure: 3.3,51 Dstribution af Respondents
{Tenant houschold head) by Income

Seeclul Environeant sf iha i
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Area



Percenlage of house type I3 and house type
C are 0%, and 40% respeetively (Figure:
3.3.53).

Most ol the housing units {76%) are
connecled  with  available  water  supply
[actlity. In this arca 80% of the housing
units are connccted with drainage facility
(Frgure: 3.3.34). Sewerage lacility yet not

connected 1n this areq.

People live wn medium size of housing
unifs generally 500 and 800 Sq ft in size
(Figure:3.3.55).

The land price of the area is more than Tk.
10 lac per katha (Figure: 3.3.56).

Major community lacilities (health center,
shopping center. parck. cle) are situated
within 3 km which is far away compared to
the others area of the city. Community
center, school. kateha bazaar are located
within 2 km of the area. The rent structure

ol this area is medwm.

Distribution af Houses by Type

Fipure: 3.3.53 Distribulion of Buildings by Type

Distribuetion of Housing Units by Avallability of
| Utility Facilities
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Chapter 4: Spatial Variation of House Rent
4.1 Introduction

Tlouse rent varnies from one arca 1o another because of the variation in sorio-economic and
physical characieristics ol these arcas. The important lactors that cause these variations are
thstance from the work place, existenee of various community facilities, physical condition of
the arca (planned or unplanncd), socio-economic characteristics of the population etc. In this
chipler. variows (ypes ol factors associated wilh various locations are analyzed to wdently how

those Lactors alieet the variation i house rent spatialy.

In this study, an clfort bas been made w Tocus on several fetors and some uselul conclusions
have been drawn about their importance. Throughout the study, the renl of house (s measured in

terms of taka / square (oot / monih,

4.2 Snpatial variation of house rent

Locotion is an imparlant factor to niluence the level of ronts in o particular area, In absence of
any olber variables a houschold would he expeeting 1o choose a location to maximize personal
benefit Oou of the important faciors o determine the level of rent variation of a housing wt s
accessibibiiv, It is defined in terms ol physical as well as social access to various locations. OF
these access 1o place of work and distance of workploce from house is usually ol supreme
importanee (Islam, N, 1973}, Other kinds of accessibility, which arc often cansidered desirable,
include aceess 1o shopping centers, 1o educational institutions, to reereatianal arcas and o other
residential arcas, which people may visit as part of the social activity pattern, Physical character
ol the arca in wiuch a house is located can directly alfeet its renl. In planned areas rent is

normally higher than in old and unplanned arcas. Social environment of the area also alfect the

. variation of house rent.

Fight residential arcas Gulshan, Dhanmondi, Mohammadpur, Mipur, Shaymoli, E%ﬂ{ida,
Rampura and Khilgaon have been selected for this study as sample areas. Among these
residential arcas Gulshan and Dhanmondi residential areas are well planned and people of high-
meome group tive here. Major communty Tacilities and utility facilities are available here
Maxinum houses of these arces are well decorated and construeted using lecurious building

materials (building type-A} So the rent level of Guishan and Dhanmendi is higher than other

residential areas of the cily.
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Ficure: 42,1 Spatial Varialion of Hnuse Rent

Frgure. 41.2.1 shows that the rent level ol the rest six areas, thal is, Mohammadpur. Mirpue.
Shaymol, Badda, Rampura and Khilgaon are more or less same. A small portion of
Mohwmnadpur and Mirpur areas are planned Shaymoll, Badda, Rampura and Khikgaon have
been developed in an vnplansed way. People of middle-inecome group live here within I3 - type
buitdings Majority of the household heads are enpaped in various types of business and
services, Mirpur and Badda arcas are sitvated guite al a distance {rom the cily cenler, the
transporl networks of ihese arcas are good. Major community facilities like shopping center.
clinicthealth ccuter, park. college ete. are located away from these arcas. 5o the rent lovet is

comparadively inuch lower than the arcas ol (Gulshan and Dhanmondi.

Figure: 4.2.1 alse shows that per 5q. {1 average rent 1s Tk, 14 9158 and 1k.13.2808 in Gulshan
and Dhanmondi residential arcag respectively which are highest among the areas. Bent level in
other areas tike Mohammadpur, Shaymali and Khilgoon are Tk.7.4552, Tk 74313, and
Tk.7.2310 vespectively which are guite close. Rent level of rest three areas hMirpur. Rampura and

Badda are T .G.4352, Tk 6 3758 and Tk.6.68%93 respeetively, which are lower than others.

4.3  Floor space and spatial variation of house rent

The effective demand for parlicular stee ol housing unit is largely determined by aggrepate
houschold income and expenditure habits, Tn general. higher the level of income greater the
demand for larper and more loxurious houses. However, this does not mean that the rent per
sguine Lont charged for such houses is higher than that of smaller and less luxurious structures.
The variation of house rent also occurs ot the basis of 1loor space. Table: 4.3.1 points out that in

most areas the average rent for small housing unit is higher than medivm and karger housing uni,
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Table: 4.3.1 Flour space and variation of housc rent

Floar Space Honse Rent (Tk. per ag {i) Average
(Sq Ft) =
= E ] = < g 5 g
s |8 |2 O|E |z g |§ | %
G 2 E = Z = = .
-~
Lip ter SN - - 2.45 677 957 669 { 7¥7 | 742 7.78
SIH-TS 16.70 | 1508 7 B8 &80 761 601 | 680 | 740 23
TE1- TN 1560 | 13.36 7 48 555 744 598 | 662 | 718 884
LOA 12500 14 79 1370 G 39 & 20 .98 - a0 7G4 543
125115 | 1425 | 1203 g.27 - & 30 - - [ - BT
TS0T-2000 1 13.24 1223 - - 666 - - - 1071
Average 14,81 1328 7.45 G.03 743 637 | GEE | 7.23 8.04

source ; Pield Survey, 2004

From survey findings (Table: 4.3.1) it has been revealed that, average rent level per per sq. It is

the highest at Gulshan and Dhanmondi area, Tk14.91 and Tk 13.28 respectively and lowest at

Mirpur, Badda aod Rampura arcas, Tk 6 68, Tk 6.37 and Tk 6.68 respectively. Tuble: 4.3

shows that the rent level varies according to the size of Noor spaces in differcnt arcas. Generally

floar spaces of the buildimes sitated in Gulshan and Dhanmondi are larger than the buildings of

ather siy arens.

in this study 200 tenant hooschald heads were surveyed of which 9.5% lived in housing units of

less than 300 sq L 34.5% hved i housing units of 301-750 sq ft, 27.26% lived in housing units

of 751-100 s £t and rest 29.5% Tived in large size (more than 1000 sq fY)housing units
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Figure: 3.3.1 Percentage of Flousing Units of Different size of Floor Spuaces



The maority of tenanls have the demand for medium size housing units al fower prices.
Ilowever, the relatively large numbers of tenamts suggest that builders do not construct
considering the current effcctive demand  The rent levels of smaller and mediom units are
higher. on a per square oot hasis, than those of larger structures, From survey findings. it has
heen found that, most of the larger (more than 1000 2 1) and luxurious housing units have heen
comsiructed ot Gulshan and Dhaomond areas, So the rent level at Gulshan and Dhanmondi are
higher than thowe of the other areas of the city . The demand for mediom size housing unit 15
higher al Mirpur, Shuymofbt and Mohammadpur arcas, The demand for smaller sive housing unit
is higher at Badda, Rampura and khilgaon areas { Appendices-ii).

4.4 Type of housing unit and spatial variation of house rent

House type is also an indispensable factor influencing the leve] of rent of a housing unit. fn this
study. houses are categorized mio three 1ype depending upon the construclion materials used in
the houses, availallity of dilferent (ypes of kitchen and toilet facilities. availability of parking
and escalator facilities.

The rent level puid for house type A, lype B and type C does nat remain constant from one arca
to another. From the table 44,1 it has been lound that for type A | type B and type C the highest
rent 15 paid at Guishan and lawcest rent s paid at Mirpur, Table: 4.4.1 shows that the average rent
per squarc Toot for type A, type B and type C is Tk 10,56, Tk .8.72 and Tk.6.30 respectively. The
rent level paid lor type-A building is higher than type-13 and type —C because type-A buildings
are comstrucled by expensive firush matenals and those buildings are well decorated than those
buildings of type-B and type-C. Table: 4.4.1 also indhicates the area wise rent varintion of
different types af buddings. Most of the buildings o type-A arc situated in Gulshan and
Dhanmendi areas and in other s1x arcas very lew of buildings type-A are situaed So the 1ent
tevel is very high m Gulshan and PDhanmondi aveas than other six arcas.

Table: 4.4.1 House type and variation ol house rent

Haonse Homse Rent {Th. per s M) Avorapr
Type .
== £
=] = = = = £ 5
= = s =- = ] =
S 1: |2 O|F & |® |2 £
= [
-
A 1533 | 1340 | 807 700 | 9400 - - - 1056
1] 1449 | 1316 T.43 565 709 & 37 §.94 788 g2
C - - 8,85 5.45 5,20 - B4z 860 630
Averape | 1491 1328 7.45 5.03 7.43 g3y 664 7.23 8.0

Somee - Feld Sutvey, 2004



Figure: 4.4 1 indicates that most of the type A buildings are [ound at Dhanmondi and Gulshan
arcas and there are no type C building, Type B buildimgs are available in every area. No type A

building was (bund in Badda. Rampura and Khilgaon areas.

: Percantage of House Type in the Study Arca
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Figure: 4.4.1 Percentage of House Type in the Study Area

4.5 Factors alfecting the spatial variation house rent

[1 15 clear that the variation of house rent of any parlicular area s inflocaced by many interacting
{nctors. Liesides. it is impossible o completely 1solate vanables in order to determine the
importance of any speeific factors. Many vanables allecied house rent sueh as the size of
housing unit, house (ypes, structucal quality of the building, various types of teilel and kitchen
furniture, specifie locahons of the butldigs, distanee ol house from major commercial areas and
work place, truvel cost and vavel time from work place to house, distance of various community
facitities, social environment and physical characteristics of various locations ¢lc, The level of
utihty scrvices prosided ina house may alse influence the variation ol house rent, The important

factors allecting the house reot are analyvzed below,

4,51 Distunce of various community lacilities and house rent

L he mnportance of any arca depend on how mueh facilities are available in that area and how
many people pet e expected leve! of services from those Facilities. 'eople want live in those
areqn where they get the service and facilines castly. So. the rent level alse varies according 1o the
cxistence of vanious types ol communuty serviee and [acilities. [ the distances of various (vpes of
comumunity facilities are short, the rent of housing wnits is also less comparatively the housing
units where the dislance of vanous types of community {acilities are long.

Distances of vacious types of conumunily lacilities play a signilicant role in variation of house
rent at dilferent areas, [t mainky indicates the existence of vanious types ol communty facilities
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in the arcas and how tenants et their expected fovel of scrvices Trom hose community facilities
of o particular arca. For this purpose this study has included seven major community facilitics
namely Primary School. Tigh School/ collepe. Katcha Bazar, Health Center/Clinic, Shopping
Center. Community Center. Parl and has tricd 1o find out variation of house rent afTected by the

distance of those communily Bcililies.

Talle: 4.5.1 Distances of various types of community facilities and house rent

House Kenl £T. persg 110

& E

=z = e = z 3 = = = £ z r

g 3 ":‘ z g g 2 : 3 2 | & b

o B = E z 5 = z S = = -

r r = = = - = = x

ol = ~ 5 E w =3 B4
Primary Upto2 [ 1533 13,28 A7 .03 743 .37 ] 695 | Kld B.57

21 [4.19 - 7.3 - - - 642 | 633 867

School

High School | Uptol | 1506 | 1349 | 7.85 | 435 7337 OB | 6G0 | 745 | 902

25 L4 B3 (281 702 & |4 7.53 399 [ 6.73 | 460 871

A5 - - 6,73 303 6407 3.5 .58 - 6,37

3! - - - . - - - - -
Waleba Burar | Upw2 | I527 15 68 A7 IR B39 H46 | 66 Rl b2
34 |4 54 12§54 .73 .15 1.2 529 77 E36
2-3 - - FE - 73 {1 63 1426 R 7.0
4 -5 - - - & 6l 611 & 36 735 3Y
5+ - - - 32 - - 649 | 649 ) 623
Eleallh Upios2 | [14.9] 13.25 T2 - .50 - - - 10,85
Cenler/Clinic I3 - - FAL - T3 63 h.A% 7.6 7.0
15 : - - 6 611 | 656 | 335 | &35
ik - - - 572 - - f 49 f.410 6,23
Ehopping Lp o] 15,07 1325 %Al f 29 .63 - - T RO 076
Conter 23 - - .92 517 7.5 0,70 | 843 | 067 6.4
3-3 - - T - T1lh 398 bl - &7
3 - - 0.6 - - - - - a1
Community Lpro2 [ 1544 i3.40 7 b 639 B.03 6,51 704 1 T8 §.98
Conler 21 50| 13.24 7.07 5.5 7.3 013 | 659 | 089 53%
1arh Lptal 15 0% 1328 et {54 Td3 .82 714 T2 TEY
2-3 1474 - 73 S48 742 1% & 87 724 T 5l
3-5 - - - - - 612 | 605 | 706 | 6.3

S+ . ~ . . ; - . ] -
Averip 19,41 1325 143 & 13 743 037 | 008 | 723 RA7

Source ' Feld Soivey 2004



The Table: 4.5.1 shows thal the rent decreases as the distance of various types of community
service and facilities nereases. The Table: 4.3.1 also shows that average per sq. {1 average rent
18 Tk 14.91 and Tk.13.28 in Gulshan and Dhanmondi residential areas respectively which are
highest among the areas because various twpes of conumunity service and facilities are avanlable
in short distance. Rent level in other arcas like Mohammadpur, Shaymoli and Khilgaon are
Tk.7.45, Tk, 743, and Tl 7.23 respectively which are quite close. Rent level of vest three areas
Mirpur, Rampura and Dadda are Tk.6.03, Tl 6.37 and Th.6.68 respectively, which are lower

than others because varous types of commuily service and Eacililies are in tong distance,

In Dihanmondi and Gulshan areas various types of prominent educational institute, health center.
shopping center, purk, playaround ete, are available within short distance. v Mohammadpur,
Shavmoll and Khilgaon arcas there are nol avadability of those tyvpes of prominent cmnmunit};
service and facilities like Dbammondi and Gulshan areas. So the average rent level of
Maohammadpor, Shavimoli and Khilgaon areas are lower than Dhanmondi and Gulshan arcas, lo
gel the expected level of conmumty service and facilivies the people of Mirpur, Badda and
Hampura areas have 1o passed way long distance So. the average rent level of Mirpur, Dadda

and Rampura areas ure lower than any other areas of the cily.

From the Table 4.5.1 7t has been apparent that if the distances ol various types of community

facilitics arc within 3 kim, il shows significant variation of house rent than those of housing unit

where community Lacilitics are located more than 3 km.

4.5.2 Iistanec of housing unil lrom main road and house rent

Distance of the buiiding lrom man road is also vital for variation of house rent, The Table
4.5.2.1 indheates that the rent decreases consequently with the increase ol the distance of building
from main road. Table: 4.5 2 also shows the area wise variation of rent according 1o the distance
ol house [rom main road. The main reason [or this type of variation is (hat people want to get
advantage of various types of eommmuonity and transport facilities at least cost and less time. The
other mmain reason lor this variation of rent is that the land price near main road is comparatively
much higher than that of the land, which s at long distance fron main road. [and price increases

the coustruction cost of the housing units and also ai(eet the house rent,
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Table: 4.5.2 Distance of housing unit from main voud and heuse rent

Ihstange Herse Rend (1 L. per sq Tt) Averape
from maio .
road {meter) | | e = = o =
H E = ] = E = F
£ E £ & S 3 E 2
: 2 = = e 1= ta |z
Lip to 240 136% | 13-4 8.37 .04 K23 775 - 173 0 &4
201-5i) [5.6] i5 2% 750 637 744 G613 a7l 7.3 B.&3
S-Tonn 405 13 0 6,97 271 T2 580 f 57 frdi B33
T+ 1333 - 673 - 00 LI fi. 84 - 7.00
Avernpe 19981 | 13.28 AR 03 Y43 B3V 1 BAS [ 7.23 8.67

mowmce Teld Survey, 7044

4.53.3 Disfance of hausing unit from work plice 2nd house rent

Distance of work place {rom housing unit 15 one of the major factors in spatial variation of housc

rent. The reason is simple as more the distance people face more the travel cost, travel time and

physieal labor they have o incur. Generally people toy to live in such place lrom where they can

reach their place of wark convenently requiring {ess time. In Dhaka City, onc of the major

problems s fransporiation problem. In the pick hours people have to face severe problems lor

lack of available wanspor! facilities and trallie jum. People want to live in short distance from

their place ol work so thal they can aveid these problems, For these reason the people want to

live in the arcas where there aren avaitable transport and communication (acihties and require

less distance to1each the work place ‘Table: 4.5.3 shows that the level of rent deereases with the

inerease in the distance of place of work from the housing unit.

Table: 4.5.3 Distuance of housing unit from worlk place and house rent

Distance (K} House Renl (Tl per sq ) Averape
< = A 7 = = Z
Up 2 Km 1545 - 851 720 T30 (.93 6.78 773 & 54
3-5 4,38 [3.67 8.0 H 50 123 0.4 668 1.3 B.E0D
6-10 [:h.8Y 1323 W] 561 173 .66 8,53 .90 & 56
1+ - - 06l 5400 - 3.5 - - 2T
Averape L.l §3.34 78 .13 743 .37 G 69 723 ER)

Sauree ' Field Survey, 2004
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Table 4.5.3 shows the variation of 1ent at diflerent arcas as per various distances of housing unit
fram place of work. The average rent of housing unit from 2 km ol distance from work place 1s

Tk 8.54, from 3-5 km is Tk % 80 [tom 6-10 15 Tk.8 .56 and from maore than 10 kmis 1k.5.71.

4.54 Travel time from housing unit to workplace and house rent

In variation ol house rent, travel time hetween place of work 1o house also plays crucial role.
Traflic congestion is the common phenomenon almost everywhere. ‘I'raffic congestion leads to
delay to reach the place of work. The tenants keep in mind the travel time when they plan renting
. a house Sometimes it has been seen that the distance of work place 1s not very long from house
but it requires more time to reach the place of work for lack of better transport facilitics and
trallic congestion. Table 4 5.4 indicates that i1 the required travel time inereases then the averape

el per square {ood decrease

Table: 4.5.4 Travel time fram housing unit to workplace and house rent variation

Treavel Leeme Honrse ent (T, per sq 1), Average
for N e
wirkplace e E _;.—__ = = - T =
(nnnnte) f; z E ? E E £ EL
LUp to 20 [5 50 1562 | 9.2] 67 T40 (9] BH2 7.54 49,44
21-4 [4.42 13,153 | 79 B125 1725 {160 G.58% 6,033 8.66
41-61) - O &7 3,522 T 57 351 - - TG
G0+ 1458 - 666 - - - - - 10.32
Average 1491 | 1334 | 748 | 6.032 | 7431 §.375 | 668 7.231 8 85

Source ' Iield Survey, 2004

labler 4.5.4 identifies the varigion of rent at differcit aren ior increasing travel tme. The
average renl ol housing unit requiring 20 minutes is Tk, 9,44, requiring 2§-40 minutes is Tk,

B.O8. requinng 41-60 minutes is Tk. 7.19 and requiring more than 60 minutes is Tk {052

4.5.5 Cost of transport from housing unit to workplace and linuse reni

in variation ol house renl. transport cost {or traveling o place of work from house alsa plays
significant role. The tenants keep in mind the cost of transport while renting a house, The tenants
usually select an aves and housing unit based on whether they can oot better transport Geilities

within their linancial ability 1o pay for transporl facilitics.
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Fable: 4.5.5 Cost of transport from housing unit to workplice

and house rent variation

Travel Cpst

House fent {Th. per sq M) Averi
frer work place . RE
£ E g = T n £ 5
= £ :: - x = =
Lp a1k [0 15 a2 - 9 0.07 R.1b - 677 T UK 0.0
[1-20b B84 1347 T.06 L T 56 711 h 5y T.25 &7
2130 [4.28 1300 | 6,22 2.a% 6.573 563 - &40 825
Averape [4.9] 13.28 T 54 G053 743 5.37 0.68 123 & &7

Souree : Field Survey, 2004

With the increase of transport cost [or traveling {rom housing unit to work place, there is a

general decrease of average rent per sq. [t Table: 4.5.5 potats out that if the cost of transport

inereases then the average rent per square foot also decrcases, Fable: 4.5.5 alse shows the

average rent ol housing unit for tansport cost up to Tk10 are Tk.9.04, for Tk, 11-20 are Ik, 871

and lor More than 20 s Tk.8.25

4.5.6 Social environmen! and house rent

The physical surroundings of a dwelling unit and

the condition of the social environment of the

area have illuence on rent level The cuvironnient condition miy not mtluence on the rent level

ol the dwellings of the low-ineome peaple but 1t directly alfects the residences where high and

medium income people prefer to live. Far this reason [arge space and well-decorated housing

unit buiit 10 Gulshan, Dhamnondi and Mohammadpur command higher rents than those built

* elsewhere in the city,

Table: 4.5.6 Seciu! environment and house rent variation

Socixl House Rent (Th. per sy ) Average
Eavironment =
= E % = = - g =
2 Z : s s |3 = | &
z = & = = = = =
] E. E A o =
Crepnel 1533 bd 42 020 Tl T 6.74 G40 7.13 a3
Mledivm [4,4% 12,14 6.9 R 135 i 30 &.746 711 B3k
LBad - - g4 313 608 5.9% .80 . .23
Averae 14 ¢ 13 28 7435 &.4013 7.43 537 .04 7.23 7.9

Somee s Uaeld Suevey, 2004
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Table: 4.5.6 describe that average house rent for pood, medium and bad environment are Tk,
9.31. Tk. 8.38 and Tk, 6.23 respectively, The difference of averape house rent between good and
mediunt environment is significant but difference of average house rent between medium and
bad environment is not considerable, The main reason for not considering this is that. the nunber

of houstng units found in bad environment is only 10% which is nat criouph 1o explain variation

ol ouse rent

Among the 2060 housing units o has beeo {ound that in Gulshan and Dhanmondi. most of the
lenants enyoy good social environment; in Mohammadpur, Mirpur. Shaymaoh, Radda, Rampura
and Khilgaon majority of tenant household heads experience medium social environment while

the number of tenant household heads in Mohammadpur. Mirpur and Radda who eonsider sacial

environment as had 15 quite small,

Social Environment of the Study Areas

100

OGaod
ArAadiLm
OEBad

Social Environment of the Area
in Frercenlage
=

Figure: 4.5.6 Social Environment of ihe Study Area

557 Finish materials of the Houses and Rent

The materals used for construction of a house are one of the most important Mctor fur variation
of howse rent, 10 the Nove of o bullding is constructed by using moesaic and nles and thai
nluminum is used in window. then the cost of the housing unit inercases whicl also inereases the
rent of this type ol builditg compared (o those buildings which have loors construeicd hy using
only cement and glass used 10 window [n Gulshan and Dhanmendi areas mast of the buildings
are made by huewrious building materials which are very expensive. As a result construction cost

is also high and therefore house rent is alse high in this area compared to other areas.



Tuble: 4.5.7 Variutien of hause rent due 1o using various types of building materials

Area Variation of house rent due (0 using varions types af huilding
materials (Th, per sq M)

Mosaie Tiles Thai Aluminnm
Yes M ¥es Mo ¥ es No
Gulshian 15,04 13.94 L5.00 14,35 1507 [3 63
Dhammiondi 13 39 2404 t3.44 12 44 13.32 1319
Mohamouzadper 18D T 755 .73 173 729
Mirpnr fr 33 583 6.2 5 Ui 62 J.%6
Shaymnli TAS 7.4 747 7.42 7T 721
Hacda 0,1 6,14 6.4 b .81 #3323
Rampors & 78 (.43 1.6 &.64 .74 .63
WK hilpaon 7.33 7009 741 T.08 1.1 f.53
Average 962 7.24 90l | 837 0.97 7.34

Souree | Field Survey, 2004

Table: 4.5.7 shows that the average rent of housing unit having mosaic Moor is Tk, 2.62 whereas
a housing unit having cement Moor (not using mosaic) is Tk.7.24: the average rent of the housing
unit construeted by tiles is Th, 9.01 whereas constucted by cement (not using mosaic) s
Tk.8.57; the average rent of the housing unit having thai aluminum window 1s Tk, .97 whercas
a housing unit having windows made of simple plass is 1%.7.34,

4.4.8  Rent variation due to existence of various housing facilitics

4.58.1 Parking, 1ift & sceurily services

Rent level also varies due the availability of certain types of housing facilities, such as
parking/parage [actlity, Ll facility and security facility, Table: 4.5.8.1 indicates the variation of
house rent due to the availability of parkinp/parage facility, 1t facility and security services,

Table: 4.5.8.1 Parking, lift & security service and house rent variation

Area Varuation of hanse rent due to availability of Parking., Lift & Sveurity services (Tk. per sq I1)
Parhing Lilt Securily I
Yus No Yes . Mo ¥ Mo
Gulshian [4.41 - R 14 &3 14.9] .
Lhanmandi [2.28 - E3.51 13 22 13.25 -
SMohammadpur 700 7.33 [ L.a7 7.14 745 -
Mhirpur a2l 384 00 595 .00 J.62
Shaymoli 7.57 733 IR 752 Td3 -
Badda o d 6,30 - 037 G.41 3.49%
Rampura 6,73 6.53 - f AR 6,73 647
Khilgaon 7.602 650 - 123 73 .
Average 15 - L I3 10 821 BAl B0

Sowece : Field Surves, 2001

2l



From the table it has been seen thal the degree of variation is quite sipmiicant based on the
availability and non-avalability of those [acilives, For availability of parking (acility the housc
rent is 1k.10.13 and without parking facibity the house rent is Tk, 6.79. For availabtlity of 1ift
facility the house rent is Tk.13.10 and without K facility the house rent is Tk, 821, For
availability of security fucility the house rent is Tk.8.81 and without security {aeility the house

rent 1s Tk 6 10,

4.5.8.2 Toilet & kitchen Facilitics
Availability of modern toilet and kitchen [acilities are also responsible for variation of house
rent. Modern toilet and kitehen [acilitics increase the construction cost of the building, that’s why

the rent is also high for such lype of building.

Table; 4.5.8.2 Toilet & kitchen facilitics and house rent

Area Variation ol house rent due to availability of toilet & kitchen facilities

(T, per sg i)

Commode Hond Shower | Bath Tul Kilchen Cuting Slab
Cubinei
¥y Mo Yes Na Yes Mo Yo MNa ¥is M
Gulshan [ 67 P4l 1495 | L8] | 1499 | 81 | 1491 |- [3.4a | E4.T0
Dhanmontdi I3 491 1208 | 4ol | 12.84 | (423 2.4 113258 | - [4.23 | 12.U8
Mohanomadpor | 773 723 [T | 714 F.aF | 714 T.56 T.37 TR 1.21
Mirpur [ 6.21 580 648 | 506 | 608 | 541 [646 | 574 | 653 | 596
Shaymnuli T.53 T3l B 25 1.27 LRI 7d3 743 7.42 B 25 7.
BRidda A .13 T.5% 60l - G 37 fr.64) oG - & 37
Rampurn f.%3 673 - .08 §.42 671 6,74 & 6l - 608
Khilgnon 161 643 T3 721 - 723 737 T.04 746 718
Tuatal & 77 T L3 E.14 7.24 [1.43 | 7.26 43! & 7Y LLOg | 7.2

- Souree ; Field Survey, 2004

Table: 4.5.8.2 indicates the variation of house rent by availahility of modern toilet and kitchen
facilities, For availability ol commode the house rent is k.8 77 and for not-availahility oi
parking Factlity the bouse rent s Tk7.15 Wuh hand shower (he house rent is Tk 8.19 and without
hand shower facility the house rent iz Tk, 7.24, lor availability of bath tab the house rent is
T 1145 and without such tacdity the house rent is T, 7.26. For avanlability ol cutting slab the
house rent 15 Th.11.04 and without cutting slab the house renr is k. 7.02. The house renl is

Tk.8.51 for houscs with kitchen cabinet while the house rent is 1k 6.79 when such facility i1s not
avatloble,
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4.5.9 Infrastruciure & utility services amd house rent

4.5.9.1 Characteristics of road and transport facilitics

Road plays as an important role to serve the mobility and aceess for the people. Here

means the way ol cotrance to the house! premise. People want to casy entranee to their house, Sa
3 P P 3

ACCESS

the width of access road is important for variation of house rent, The table: 4.5.9. 1 shows that

howse rent increases wiill the increase in the width of access road and also indicates that the

house 1ent is higher [or houses located along wider roads than located alony narrower roads.

Table: 4.53.9.1 Width

of aceess road and house rent

Width of House Rent (Tk. per sq ity Avern
ACCCSS . "
road (m) o i 5 C = d o
= z ES r 3 L 5 E
3 : E = 5 g g =
2 E E - LA -3 =£
.|
Up o - - a4 5.2 240 fh.25 0,66 OB .55
7-10 1.1 40} 1315 7440 620 747 6.42 .72 .61 B G5o
10+ 1543 13,39 T84 (.59 - - - - 1,82
Average Ld.9] [3.28 745 744 743 (.37 08 721 R.A67

Souwree : [Fleld Survey, 204

4.5.9.2 Utility serviee and house rent
Another most important [actor, which pl

ratge of utility services provided in a house. In his study, the term wli]

ay signilicant role in the variation of house rent, is the

ity service includes

availabidity ol water supply {all time supply ol water), sewerage and sanitation facilitics and

drainage facility. An attenpt is made to correlate the n

same or abl ol these services,

A
L

attern of house rent with cxistence of



Table: 4.5.9.2 Utilily service and variation of ouse rent

Area Faedities (Tk. per sq i}
Sewerage Drainagre - Waler Supply
Yew Mo ¥os Mo Yo M
Gulshan 10,33 14 7% 14 4l - 17.08 1492
Dhanmand 1331 1312 1553 13.08 13.28 -
M nur o 714 7.6 B 40 145 -
Merpur n.aY 370 013 395 G.51 .80
Shay mli LA T3 T TH 730 152 .01
Rackda - h 37 fr b Gt .43 H20
Khilaar - 7.23 721 1.29 747 & 6
Hampura - 06t - i &R LA & 5T
Average 12 11 & 6 U7 | 6.68 1.88 fi 62

Sawce ; Field Survey, 2004

The table 4.5 9.2 indicates the significant vartation of house rent by availability of various types
ol utihity services and facilitics. Tor housing unit with atl time water supply, the average house
rent 15 Th 7.88 and without such facililies the house rent comes down to Tk 6.62. With access to
sewerage facility the houwse rent is ['.12.11 and without scwerage {acilitics the house rent is
1k6.69 TFor availability ol drainage laciily the house rent is 1k.7.97 and without drainage

facilitics the house reont 15 ThE.63.

4.5. 10 Land value of the aren and house ront

Land price of an arca also conuitbutes to the variation of house renl. In most urban areas. the
largest proportion ol wrban land is occupicd for residential use, Nevertheless. it is still considered
insuiTicient and inadequate. |he creation of more and better housing requires land, hut such Jand
is hard to find and barder 1o acquire. Dhaka city faces severe shortage of serviced land for
housing purposes. Lhe city is surrounded by low agricultural land, except some haturally high
land i the north, Because of the shortage, the price of tand is high and with the competition {or

1 being intensified by the nising urban population. it continues to increase rapidly.

Due to scareity. speculation and increasing demand, the price of land in the Cily 13 Incrensing ul a
phenomenal pace: about 20-30 [olds in the last 15 years (Hasan, 1991). A survey by the Mimstry
ot land shows that 56.63% ol houschold in Dhaka lived as tenant in 1981 and no land in the Cily
or in any other urban arca. Population of houschold  who did niol own a picee of land in Dhaka

would be over 70% (Tslam, 2005). 2% of city’s population who constitute the LUpper Income
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group use about 5% of the residential land of the city, another 28% who form (he middle
meame group. aceupy 65% of the residential land and the vast majonity or the other 70% have

access (moslly non-owned) 1o onty about 20% of the residential land {Islam, 2003},

Table: £.5.10 Land price and house rent

Laad Price Mouse Rent (T, per sg M) Averapg
{Th in Lac x
per latha} ;E % "g % ':% g % El
Up e 10 - - 7.14 - 7080 637 B0k 723 a 85
11-15 - - T T B (03 17 - - - 7.16
16-240 - - - i N4 - - - - .04
21-25 11 49 1324 - - - - - - 13,45
26-30 [4.41 1333 - - - - - - 15.83
Jo+ I3 36 - - - - - - - 1558
Averapy 14 @1 1323 T45 603 743 0,37 .68 T.23 I{l.rlSJ

Souree, Fleld Smvey 200k

The table: 4 510 indicates that if the land price riges up then (he average rent also prows hiph.
The table also shows the variation of house rent at diff; crent areas. The average house rent is 1k,
6.85 af fund price of Tk, 10 lac, Tk. 7.16 at lapd price of Tk, 11-15 lac, Tk, 6.04 af land price of
Tk. 16-20 lac, Tk. 13.45 at land price of Tk, 21-25 lac, k. [3.83 at land price of Tk. 26-30tac,
Tk. 15.36 at land price of Tk. 304 lac. The main reasoq of high land price in Guishan and
Dhanmondi is that there are availamlity of various types ol community and serviee facilities,

infrastrueture and utility faciities and these areas are planned.

4. 311 Maintenance cost and house rent

Maintenanee cost includes the cost Tor repring any parts of buildings in case of damages,
repairing the toilet and kiwhen littings, coloring/washing aller certain period and cieaning cost. ft
has been Jound that maintenance cost is high when tuxurious finish materials are used in the
constiuction of building.

Table: 4.5.11 shows thal the average rent of housing unit increases with increases in the
maintenanee cost of housing umit, The average house rent for units with maintenance cost ol up

to Tk 1006, Tk 1001-2000, Tk 2001-3000, Tk 3001-5000 and Tk 5000+ are Tk 6.50, Tk 8.38, Tk
9.07. 1k 10.83 and Tk 14 26 respuctively.

L
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Table: 4.5.11 Maintenance cost and house rone

Maintenance House Rent (Tk, per sq ft) —|
Cast (T} " Average
& B z S I g |z

=
Up to 1000 - - %4 l {163} 673 5.31 .83 T.14 5]
(KU 1137 Leb, 30 1213 762 I .7 758 6.8 658 724 LY
2001 -3y L4604 13 R2 723 .41 T M .04 1.49 7.7 an?
D0 1-Sim L5001 133 507 .87 - - - - 10.83
S+ |5 20 3353 - - - - - - [4 26
Averape [4.9] 13,24 7.43 603 743 6.37 G0 7.23 G49]
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4.5.12 Number of loor and housing rent:

Number of {loor of the housing unit is another mmportant faclor 1o be considered seriously [or

variation of the house rent. Tenants do not want (o {ive in ground floor due to lack ol safcety and

lack of privacy. The top floor also is not a choice to the tenants because of hard work for

reaching the (loor when there is no lift and top fivor generally absorbs licat from sunlisht which

makes the oor winm in summer season. The majority of tenants generally choose the Moors

excenl pround and top (loors and bouse rent 14 also high of thase Noors compared to eround and

Lop Tloors,

Table 4.5.12 indicates tha the rents of grnend and lop floors are lower than other Moors of the

) N . i
housing unit. "The average house rent for ground foor, 1 Noor. 2™ floor, 3

are Tk 7 18, Tk, 13.97. Tk 12,95, "Lk, 10.43 and Tk. 6.83 respectively.

Table: 4.5.12 Nuniber of toor and kouse rent

Nunsler House Rent (TR, per sq ft) Averape
ol Moor “
) E - n c
= = T z = = 5 3
E g E = z. = & &
2 2 E = Z = d 2
Lronmd 14,50 12,14 T84 076 1.38 18 a8 54 114 T8
1" 14 8% I3 33 - - - - - - 15.97
e 1501 (337 | 17| 687 - - - - 12.95
3 14.94 13.82 723 305 TAR | 604 701 | 7.4 (.43 |
T Tup . . S84 | 600 673 | 551 6E3| 7.5¢ 6.83
Average 14491 1328 | 745 | 743 743 6.37 |  06R 7.23 10,27

Souree | ield Swvey 2004

" Noor and top foor
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Chapter 5: House Rent Market and House Rent Policy

5.1 Introduction

Al present housing cost is the sccond highest household expenditure for most of the famities
alter food cost. For famudies it has become the highest itemn of houschold expenditure, Many of
the middle income houscholds are paving an increasingly larpe portion of their income in house
teol. Lis chapier mainly focuses on the house renl market including the increasing rate of house

rent, causes of house rent 1nerease. financing house for rent and financial eturn from housing

investiment,

3.2 Percentage of income spent for house rent

Ihe figure 5.2.1 shows the percentape of income of the tenant households spending lor house

rent. The average expenditure paid for rent is 35.63% of the income of the lenant households

Porcentage of Income far Renting House

Ol to 5000
® 50041 - 18000
3 1000120000
0O 20061 -30000 '
W 30001-50000
O o000+

o Tatal |

Sowee Field swavey, 2001

Figure: 5.2.1 Pereentage of Income lor Renting in Tlouse

It has been found {rony the study that the percentage ol income spent for house rent is higher for
linwer income group than the higher income group. The main reason for this is that lower income

group generally live in smaller units and the demand ol small housing units are greater (han

larger wnits.

3.3 Major investment cost in housing

On the demand side. the underlying {actors clearly relate to the demographic and ceonomic
proftle of Dhaka City which has alrcady been presented in Chapter four. The fact is (hat an

cxtraordinarity high percentage of orban residents in Thaka City live in rented accommodations,
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On the supply side, the major constraint is usually mentioned 1o be the cost.. The:supply of
houses is directly controlled by the supply of housing mputs the land cost, source of income and
linally, the rate of return from housing investment. In Dhaka, the supply of housing mputs, i1s
inadeguate and irregular, the source ol (inance 13 uncertain and the return on an investment in
housing is low in comparison with other alternative avenues ol investment, Increasing pap

between demand and supply 1s mainly responsible for the continuous inerease in house rent in

Ihaka City.

5.3.1 Land price

Urban land is defined as land provided with urban infrastructure facilitics and services. In most
urban arcas, the largest proportion of urban land is utitized for residential usc. Noeveretheless, 1t s
still considered insufficient and inadequate. he creation of more and better housing reguires
land. but such land is hard to find and harder to acquire. Dhaka city faces scvere shorlage of
serviced land. Due to scarcity, speculation and inercasing demand. the price of land in the city s
increasing at a phenomenal pace: about 20-50 folds in the last 15 years (Hasan, [991)The city 15
surrounded by low agricultural land, except some naturally high land in the north, Because of
shortage of land, the price of serviced Tand is hugh and with the competition for it being

shimulated by the rising urban populaticn, it continues o inerease rapidly,

532 Construction cost
Consteuction cost includes all expenditures reguired to buiid a dwetling unit except cost for land

acquisition. So construction cost mainly includes material costs and lahor costs. Durmg the laslt

decades, rising construction costs have made housing construction of ull kinds inercasinaly

CHPCNSE G

A Materials costs

Construction of different tvpes of housing requires dilferent types of buliding matenials A large
portion @l construction matenals come from local sources but amporanl and  expensive
conslruction materials necd to be imported from outside the country. The construction costs
mainly depend on the demand and supply of the materials. The rapid growth ot Dhaka Cﬁ_‘. s
been reflected in a rising demand for the supply of all kinds of housing construction materials.
Unfortunately. the supply has proven o bue relatively inelastic with the mevitable result that there

has been a tremendous merease in costs of building matetials.



Table indicates that the averapge rate of increase of building materials per year is 2.46%. which
increases the cost of housing units. The table also indicates that the most increase in the price of
lron Red. which may seriously alfeet the eonstruetion as well as supply of housing units.

3 Labor Cost

Construction of house is usually a labor-intensive work. la Dhaka City the supply of construction
labor is quite adequate Nevertheless, the wage rate of dilferent types of labors has increased

during last decade, The cause of this Increase 15 the high rate of increasc in the consumer price

index ol urban dwellers.

C) Operating Cost

One ol the man operaling costs s the propesty tax paid 1o the Government, 1t is based on the
annuad rental value of the kand and building. The present taxes on house income in Dhaka Cily
are 1) Mumcipad Tan itemed as Holding rate, conservancy rate and lighting rate 2y Urban
nnmovable preperty lax 3 Wealth tax 4) Income tax 53 Land development tax, These taxes
together account for a signilicant proportion of the inepme generated (rom a tenancy.

In addition to the above taxes o hoose owner has to incur the following cxpenses in maintaining
and managing housing property,

1Y Maintenanee, repair ele. (this is based on current allowance of two months rent penmitted by
the Income Tax Depariment {or such cxpenses): 2 Tnsurances; 33 Collection charpes

Besides. there 15 another loss, which the owner has to bear from time to time, c.p. the loss of
income during the period when the house remain vacant duc to change of a tenant or non-rental
status of the unit, With the rapid mcerease of material cost and labor cost the cost aperating also

wncreases which also affect house rent.

5.4 Finance for housing

Source of capital 15 a key [actor to build a house. There are of course many alternative sources of
finance Jor housing, They include personal sources such as savings or personal loans, as well as
mmstiutional sources, Only aboutl 5 percent of the housing units constructed in Bangladesh are
financed from formal sector, whereas, for the rest, Mmancing comes from savings, private
borrwang and informal secior (Hasan, & Kats, 20023, In Dhaka the ouse Building Finance
Corporation (HBFC) 15 one ol the largesl institution and the only [ormal sector arganized
especially for the purpose of providing loins to potential house builders, Although loans may be

arranged through private banks. a wide range of techniques for financing housing is lacking in
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our country. The bulk of the housing, which is built, does not rely on {xrmal institutional
morigage funds at all. [t is linanced by cash outlays und constructed part by part as and when the
funds arc available. FIBFC advances loans against the security of the land and the building to he
constructed on il A precondition of any loan is that building and site plans have been duly

approved by the competent authority.

Fiancial intermediation in the housing sector is not found adequate because of high interest
rates and Timited sources of Tunds, This (s true both for the financing of the developers and the
purchasers. The statc-owned House Building Finance Corporation (FRFCY is burdened with bad
loans, and loan disbursemenl has tended to be low in reeent years, Delta-BBRAC Housing came
into this market as a private-NGO collaboration, but their 1nterest rates are as high as 16 per cent
which is higher than cven that ol the HIBFC by one per cent. The major linancing organivations
Tor housing are the HI3FC and the Commereial Banks while financing by other organizations like
Drelta-BRAC, National Housing and Micro eredit lenders are insignificanl. The HBI'C made a
smeere elfort 1o respond 1o the housing problem. But it has been able to meet the housing needs

ol'only a small portion of the population and it has not met the need of those who require most

help.

3.5 Financial return by house rent in housing investment

An investor desires 1o pet the highest possible rate of return and laslest possible recovery of
capital. A return on investment in housing is of course, only possible if potential tenants are
willing and able to pay maore in rent over time than the amortized cost of construction including
the cost ol capital plus operating expenses, [ has been indicated that in Dhaka City constryction
costs have inereased by more than 500% during the last decade, During the same period rent

levels have also increased but not so much. As a result the net retum on housing has been

reduced in the case ol new investors {Nubi, 1981).

Quium {1973) in his thesis = Fuanecing of Urban Housing” calewlated that the net rate of
financial rewurn in housing of Dhaka was 5.4 pereent. 1le caleulated the return on construction

cost alter subtracting {he recurring housing cost or eperating costs [fom the rental income.

From these caleulations the conclusion is obvious that at present the rate of return on housing, 13
relatively Tow. Clearly a potential investor is not likely 1o invest in howsing if any of the other

allernative avenues of investnent is open 1o him.
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5.6 House Rent Policies

"With the rental housing market in I3haka ity being in the' condition described in the preceding
chaplers, it s Important to review relevant Government policies o determine their impact on the
situation. There are low considercd here. One ol them is the loan programme of the House
Building I'inance Corporation which has been discussed in the preceding chapter, A second is
the  povernment’s public housing elforts which primarily involve the construction of dwelling
for public servants. a thind s the rental allowanees given o Government and the fourth is rent
control. The first lwo are essentially divected at increasing supply, the third enhances cflective
demand and the last is an attempt to artilicially prevent the supply price rising in response o the

increases 10 demind

5.6,1 The Premises Rent Control ordinance

5.6.1.1 Histerical background :
a) Dritish Period
Rent Comtrad Lepislation in whal is now Rangladesh was imtially introduced in the wake ol a
war-time cowergency During the second World war greal masses of people crowded into the
cilies, The goverunent machineries were busy with the war effort and a major proportion of
lthe national resources wete channeled into the production and distribution of arms and
ammunition, Private builders were discouraged from constructing new houses even 1o replace
due to war damage.
S0 the existing limited stock of houscs faced tremendous pressure, and caused a rapid
werease inrent evel. The muonicipal authorttics introduced ~“The Bengal House rent Control
Order”™ which came into effeet for the first time in the year 1942, Tt was a temporary measure.

which imposed a prohibition on the inerease ol house rent, subjeet o provide rencwal.

b) Pakistan perivd:

In 1947, afier the creation of Pakistan, the temporary Rent Control of 1942 was still in eifect,
even though it was peace time. 1 was superseded in 1951 by the * Fast Bengal Premises Ren
Control Ordinanee™ (urd XX of 1951). This ordinance was changed nto a statute by
enactment of the Taast Bengal Prenuse Rent Conwrol Act, 1953 (B0, Act XV ol 1953). It
was, once again, replaced by an ordinance, the last Pakistan Premise Rent Control
Ordinance (ord XXV of 1961). All of these measures were declared to be temporary in nature
and had to be renewed [rom time o time. Indecd the past Rent Control Ordinance ran ot of
its Jife. 1t had to be reviewed and was then the Fagt Pakistan Premise Rent Control Ordinance

(1
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function as an additional task They are primarily judges of lower level civil court (District

Level) of Dhaka distriet and are involved 1n general judicial duties.

6.7.2 Public ousing and Rent Allowance:

A sccond major policy which inflluence rent fevels in the city is the pubklic housing programme.
Under it public agencies direetly construct residential units for (heir employees in accordance
with cimployment status and scale of grade. During tast Lhirty vears. this programme has not been
able o accommadale as much as one fifth ol the total Government employees. The constructed
houses are highly subsidized and also built on over gencrous standards. Rent paid by the allotees
represent aboul 7.5% of their hasic salary, and this docs not even cover maintenance costs,
Recently, the Government has begun a change of dircction, Recognizing the impossibility of
providing housing units 1o all of s emplevees it is now paying them a rent allowance. This can
be considered as a third rent policy of the Government. Both the second and third policy
measures apply only 1o Government and semi Government employees, who constitute only ten
percent of the total population of the city, Rent allowance is another important policy of the
govermment, According o this policy public servants who are not accommodate in public
housing are entitled to get rent allowance, The atmount of altowance varics with the basic salary

cand employment sratus. The amount of allowance also vary from big cities (capital and

divisional cities) and others areas,



Chapter 6: Housing Problems and Policies at Home and Abroad
G.1 Introduction:

In this chapter an attempt is made to investigate housing policles and problems of various
counines ol the world focusing on the policy measures related to controlling the housing supply
and dewnand, variation ol house price and house rent, different types of housing {inance system,
mortgage system cle. This review on housing pohey and problems of selected countries of the
world helped to pather knowledge abowt the way of recovery the problems rising abouwt house

market in different situation at different places.

6.2 Housing Problems and Policies in Bangladesh
.2.1 Housing Problems of Bangladesh

. There is an acute shortage of adequate housing in the urban areas, particularly for the lower
income group. [his has resulicd in homelessness and rampant growth of slum and squaiter
scttlements cspecially in bip cites and medium sized secondary towns, The housing shortage
was estimted in 1991 at 3.1 million units, composed of 2.15 million in rural areas and 0.95
miilion units wn urban areus, The current housing stock is deteriotating fast due to aging, gencral
neglecl. poverty and civic apathy on the purt of the dwellers and lack of enforcenent of tules on

the part of the autheorities (Govermment of Bangladesh, 10931,

Housing backlog for metropolitan cities are even more pronounced. The overall urban residential
density. occupancy ratio and the structural condition of houses have all assumed cotical
proportions, Residential densitics have incrcased manifold even in upper income wwd micddle-
income areas by the process of densification. In urban low income areas such as slims and
squatiers settbements, the deosities are extremely hiph, some times even more than 2000 PLTSONS
per acre on a single story development The ideal even by Third World standards would have
been about 300 persons per acre, ‘Lhe accupancy rate or the avcrage number of accupants per

housing unit in urban arcas increased from 5 84 i1 1961 10 6.05 in 1974 to over 7.07 in 199§
(Shafi. 1998)

6.2.2 Housing Policics of Bangladesh

Alter the wndependence of Bangladesh in 1971, Bangladesh Government formulated Five Yea
Plans for planned development of the country. Mousing policies arc incorporated in these Five

Year Plans The first Five Year Plan is formulated for the period of 1973-78. After the first Nive
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Year Plan, an interim Two Year Plan was formulated [or the period of 1978-1980. The Sccond
and Third Five Year Plans were formulated {or the period of 1980-19835 and 1986-1990
respectively. Bangladesh Governmient prepared 4 national housing policy in the year 1993, The
Fourth I'ive Year Plan of the country was formuiated for the period of 1991-1995. The two years
from June 1995 11l June 1997 have been a sort of plan holiday for the country. During this
peneed, annual development programs of the country were prepared and implemented outside (he
ramework of any Vive Yeur Plan The 1th Five Year Plan is prepared or the period of 1997-
2HYL.

The national Housing policy was approved by ihe Government in 1993 with the prime objective
of ensuring housing of all strata of the soviety, especially for low and middle income groups and
the disadvantaged and the shelter-less poor. However, its [olfow up activities have been very
limited. There has been vinually no Government program for improving the conditions of low
income bousing for working women of Dhaka city, The construction  of low-cost houscs for the
low and middic income proup has been limited. In Bangladesh, private sector participation in
louse construction. especially in the metropolitan cities, is encouraging. Residential quarters for

government employees can only meet 10% of the requirement. (Government of Bangladesh,
1998}

The Objectives of the Filth-Iive Year Plan wilh respect to housing were as below:-

*  Development of low cost houses and multi-storied building for housing, and resettlement
of slum-dwellers, the disadvantaged, the destitute and the shebter-less people, and in sow
development ol the slums and squatters settlements.

Development of sites and services schemes for accommedation of low and middie-
ingome groups ol people,

*  Developing condominiums tor low and iniddle-income groups of people,

*  Developing housing facilities for working women,

Greater involvement of the private scetor through necessary incentives in the housing
SOCLOT.

The policies ol the Filth-Five Year plan with respect to housing were as befow:-

* A national HMousing authority would be set up in accordance with the National Housing
Policy o 1993, 10 address the housing problem of low and middle income groups. the

disadvantaged, the destitute and the sheber-less poor,



Government Khas land would be wsed 0 its maximum extent, to resolve housing

problem. especially (or the poor household.

*  louses for working women would be developed by the relevant city, and town
authorities.

* The Government would be lund the local bodies w0 develop low cost houses lor the low

INCOMIC RrOUPS.

6.2.2.4 Performance during Fourth-Five Year Plan -

Improvements of physical infrastructures specially [or housing development in the secondary
district towns were carried oul. Core houses for 1000 squatiers families at Dattapara, Tonpi were
provided and 3.000 residential plots at Mirpur, Dhaka and 4,100 plots at Kaibalvadham,
Chitagong, were developed and allotied to people of low income groups. RAJUK developed and
provided 4,787 plots af Utara, Dhaka, Provate centerprises made a sigmilicant sinde towards
housing deselopment in urban arcas, and a number of NGO's undertook low-cost housing

progra Lor the raeal poor ol the country (Government of Bangladesh, 1998).

6.2.3 Public and Private Scector Performance

Public housing has, in general, {ailed to strike a balance between proper housing design, use of
innovative building materials and aflordable housing, In the public sector, less than [0 percent of
the employees get residential accommodation, Most of the remaming employees five in renled
'housing under financial hardship. and without adequate physical facilities {Government of
Bangladesh, 1998}, o the private sector a number of housing units have been constructed by the
developers {or well-to-do people, and some expensive houses have heen built without
mentiwnable aitention 10 housing devetopment for majonty of population. Although some private

housing companics have been enpaped in land development, inslances of fraudulent and

dighonest practices have caused suflenngs for the consumers.

0.2.3.1 Public Sector Housing

A anmber ol Justidutions exist 1o guide, control and facilitate housing development in
Bangeladesh, At present government housing development proprams are very nadequate in
relation to the overalt lousing demand in the country. There remains a lack of proper
coordination between different government apencies invelyved in this connection. Gften the same

{unclion related to housing development is assigned to more than one apency. In practice, many
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of these functions are delayed owver time and there is considerable overlap mm streams of

responsibilitics between many of these arganizations.

A large number of government mimstrics, dircetorates, divisions and municipalities 15 invalved
in housing development of Dangladesh, either directly orindirectly. No single agency is entirely
responsible for the exeeution of any housing development projeet. Morcover, the responsibilines
ol these ageneies are not always clearly delined, Tis oflen difficult on the part of an agency to
follow s own policy because of vanous types ol honrontal angd vertical interventions (I1aque,
AL 1002),

6.2.3.2 Private Seetor Housing

There hias been a new trend of housing development mainly 10 the privale sector. As a tesull
Dhaka has expericnced a new type of residential development, which can be broadly termed as
apartment development. In most of ihe cases an individual or a company construcls one or more
bulldings comprising of several apartments, which is laler sold to individual purchaser. These
have prompted many individual entreprencurs to develop apartment buildings resulling in an

inercased number of real estale companies in the city.

Twenty years back haka city dwellers were reluctant {o live in [lal while ten years back somc
one would have thought twice belore buving an apartment/ flat, But in the last couple of years
the Dhaka dwellers bave shown incrcasing migrest 1n owing apartments. The main reason i3
economie, increased land cost as well as construection cost. There are also other reasons such as,
HTack of time Jor individuals {or spending in house construction, inereased awareness of apartment
lvving, westemn influence ele, Apariment owning is thus becomng increasingly popular, DifTerem
approaches towards housing development are adopled by the NGOs of Bangladesh The
predominant NGOs {or the provision of housing development in both urban and rural areas are

Urameen Bank, BRAC, PROSHIK A, Care- Rangludesh, CARITAS - Bangladesh, Concern —
Bangladesh, 'TVIDT cle.
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6.3 Housing problems and policies in India

In a country wilh a vast population, the problem of providing shelier to all has been an issue of
great concern to the civil society and the povernments of various times. It has, therefore.
gencrally been subsumed that state intervention is necessary to meet the housing requircments al’
the vulnerable sections and 1o create an enabling environment to achieve the providing of shelter
for al! on a self-sustainable basis. Concrele governmental initiatives began in the carly 19505 as a
part of the First Five Yew Plan (1951-56) wilh a focus on institwiion-building and housing for
weaker sections of socieny. In the subsequent five year plans, governmem action ranged [tom
strengthening the provision ol housing for the poor and the introduction of several schemes for
housing in the rural and urban regions of the country, During the early years of housing
development in Tndia. initialives were taken mostly by the government, and 1t 15 only in the
recent years that private construction activity bas made signilicant contributions mainy in urban
or semi- urban regions in the area of housing/real estate development. It may be mentioned that
he current surge in housing demand is gencrally limited to large urban metropolitan regions,
althouph smaller owns new these centers have also seen sume good growth alongside. In the
history ol housing development, the Sceond Five Year Plan (1936-61) saw the enactment of
lepislations for ordery town and country planning including the setting up of relovant

organizations and [or the prepatation of master plans for important towns (Joshi, M 2006).

[t 1959 the central government announced a scheme to ofler assistance in the form of loans to
state povernments [or a period ol 10 years [or acquisition and development of land in ovder to
make available building sites in sufficient nambers. During this period master plans tor mujor
cities were also prepared  The Third Plan (1961-66) led to the coordination ol vanous
programmes o help housing for low-mcome  groups, Tlhc Fourth Plan {1969-74) took a
pragmalic vicw on the need Lo prevent the growth of population in large cities and decongestion
and dispersal of population through the creation of smaller townships. The Housing & Urban
Development Corpotation (HUDCO) was established to fund housing and urban development
programmes, A scheme for improvement of infrastructure was also undertaken to provide basic
amenities in oics actoss the country, In arder fo reduce the pressure of urbanisation the Tifih
Plan {1974-79% vel again reilerated the policy of promoting smaller towns in new urban centres,
while emphasising  ou the improvement of civic amenities o urban and metropolitan regions
The Urban Land (Ceiling & Repolation) Act was enacted to prevent eoncentration ol land
holdings in urban arcas and 1o make urban land available lor construction of houses (or the

middle- and low-income groups. The Sixth Plan {1980-83) refocused attention on the provision
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of services along with shelter. particularty {or the poor. The programme of Integrated
Development of Small and Medium Towns was launched in small towns for development of
roads, pavements. minor civic works, bus-stands, markets. shapping complexes, efc. Positive
incentives were offered for selling up new industries and commercial and professional hubs in
small. medium and intermediate owns, The Seventh Plan {1985-90) made a marked departure in
the Locus wiven Lo the government-led housing development siressing on the need o place major

responsibility of housing construction to the private sector {Joshi, M. 2006).

To augment the flow of institutional linance to the housing sector and promoting and repulating
housing {finance instilutions, the Nationat Housing Bank (NHB) was sctup under the acyis of the
Reserve Bunk of India in 1988, Lhe Seventh Plan clearly alsa recopnised the problems of the
urban poor and for the first time an Urban Puverty Alleviation Scheme known as Urban Basic
Services for the Poor (URSE) was inlroduced. This was also the perind when private builders
were offered incentives to participate and contribute in bulding mass housing projects. The
Lighth Plan (1992-97), for the first time, recognised the role and importance of the urban sector
for the national economy. The Plan identified the key issues in the emerging urban areas, viz., the
widening gap between demand and supply of infrastructural services, the increased growlh of
urban population and delerioration of ¢ity enviranments. The new Housing and Habitar Pohey
unveiled in 1998 aimed at ensuring “shelter for all™ and belter quality of life to all citizens by
using the unused potential in public. private and household sectors. The key abjective of the
policy was on creating strong public—private partnership for tackling the houstng. Under the new
policy, govermunent proposed to offer fiscal concessions, carry out legal and regulatory relorms
and create an enabling environment for the development of the hausing sector, The policy
cnphasised the role of the private sector, as the other partaer, 10 be encauraged Lo take up the

land assembly, housing construction and invest in infrastructure facititios,

Ever since the added emphasts was given (o private initiative in hausing developnient, there has
becn o rapid growth in private investment in housing with the emcrgence of real cstale
developers mainly in metropolitan centres and other last growing lownships. The growih has
been [uelled by rising business epporlunitics in new and emerging enterprises, increasing income
levels, low interest rates. employment generation and demographie changes. However, cven as
significant changes in faws, repulations have encouraged housing development, policy analysts
belicve thut further relurms such as tax/stamp duty rationalisation thal provide a level playing

field 10 the housing scetor may need to be carried forward to lap the unmet demand for housing
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stock. In the recent years for example, the scrapping of the Urban Land {Ceiling & Regulation)
Act by the central governmient, amendment of the Nalional House Butlding (NHB} Act to
provide [or casy foreclosure and permission lor foreign direct investment to make investments in
real estate have provided an encouwraging investment climate. An Advisary Board with
professionals has also been constituted 1o adviee the govermment on matters relating to the

development of the housing scelor (Joshi, M.2006).

6.4 Housing problems and policies in Malkaysia

Under the Sevenih Malaysia IPlan (19096-20000 and Eight Malaysia Plan (2001- 2005). Malaysian
soverment are commitied w provide adequate, alTordable and quality housing for all Malaysian,
particularly the low income group. The government alse included [or the first ume low medium
cost housing category in the Seventh Malaysia Plan for the medium low income group with
salary ranged between RMI.501 1o RM2.500 per month with target of 350,000 units to be built
during the plan period. Unlortunately only 72,582 units or 20.7% from he target unils were built

nationwide at the end of the Seventh Malavaia Plan (Shuid, S, 2006).

| he government focused more on low medium cost housing during the Seventh Malaysia Plan
with a total of 350,000 units or 44% ol the 1otal 800.000 units planned  Although the number of
units planned for low medivm cost houses are the highest compared 1o other eategones, but the
achievement is relatively low o both sectors, During the Seventh Malaysia Plan the construclion
of medium and high cost housing by povate sector achieved 187% and 435% respectively of the

targeted omls, This situation created the oversupply al housing stock for both categories during
1997-2000 {(Shuid, 5. 2006),

Since independence, the provision of low cost housing has become a prionty of the povernment
Iin the Five Year National Plans, Government agencies were dircetly responsible tn providing
housing Tor the poor in urban arcas through establishment of the State Econome Development
Corporalions and various urban development agencies. A Ceiling price for low cost housing was
f1xed at RM25,000 per uail for people with household income of less than RM750 per month
since 1982 (Shuid, 5. 2006).

In order 1o ensure the private sector o construet low eost housing, povernment through the local

authorily also impose 30% quota provision of low enst housing in every residential development
{Shud. S. 20064,
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The tssues and challenges in implementing low medium cost housing in Kuala Iumpur are as

follows:-

1. There is clear mss~-match between the supply and demarnd of low medium cost housing in

Malaysia

2. Privawe developers are not keen in building low medium cost housing duc to low level
profitability and the lact no compulsion has been imposed untike the low cost housing, Morcover
there is no special incentives given (o the private developers to encourage them to build Jow

mediua cost housing.

3. The Drait Kuala Lumpur Structure Plan 2020 does not ineluded low medium cost housing
catcgory in the projection of houses unit o be built by year 2020, Although the cmphasis of
Structure Plan is to provide more houses in medium cost range {including low medium cost),
specific policies and projection for low medium cost housing category were not clearly stated,

4. There ie no speailic planning and design guidetines for low mediam cost housing cormpared
te low cost housing,. The conditions imposed by local ul::lh::rrltic:s. are dilferent from one project to

another. This inconsistencies creales conlusion amony the private developers.

5. Housing delivery system for low medium cost housing needs ta be more sinngent because

there is no control over the purchasers. This category of house are always becoming choice of

the property speculators.

6. Without proper regulation by the local authority. (he price of low medium cost housing n
Kuala Lumpur are mostly pegged between RM70,000 to RME3,000 per unit. From the data

cellected none ol the private housing developers is offering honses al the price between
RM42,000 to RME9,999 per unit

7. Lack of cantrol and monitoring by the local authority for the construction and completion of

medium and high cost housing compared 1o Jow cost housing,

8. The construction of low medium cost housing in Kuala Lumpur during and many other cities

only started after 1998 due to the economie downturn,
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6.5 Housing problems and policies in European Countries

Housing markets are now internationally recognized to rivat Onancial markets for understanding
cconomic [luctuations 1n economies with developed financial systenis. Real estate has emerged
ds an asset class central 10 both household and husiness porilolio decisions. Housing wealth
aeeounted for 41 percent of net wealth of UK households, at the end of 2004, almost twice the
percentage represcated by pension wealth, The comparable figure Tor the US al the end of 2004
was 39 pereent (lobmn, M. 2006), International institutions such as the QECD, IMT, BIS {Bank
[or International Settlements) have recently raised concerns over the potential over-valuation of
residential housing markets - by ns much as 30 percent - and the potential implications lor an
increased risk of a serious down-turn in the world ceconomy. The European Central Dank has also
taken a great interest in the issues posed for monetary policy in the Curozone. In commercial
property, the deepening of cross-border markets and the search Tor investment apportunities by
penston funds and other large investors is leading to inereased prolessionalisation of commercial
property porttolio. management oot just i lurope but in the major cconomies of Asia,
Houschelds. via their pensiom assets, me exposed to fluctuations in these markets as well as in

equity and bond markets.

A critical question about which (iere is mnch controversy is how consumer spending is affected
by & rise in housing wealth, particularly via ity role as collateral for borrowing. In these
controversies, the role played by institutiona) differences in housing and credit markets through
tme and across countries 15 often neglected, for example in the simplistic views espoused by The
Ceonomist. The debate about housing supply pelicies, for example land use planning,
construction of social housing, and policies on rent conirols, reflects concern aboul housing
affordability behind which lie serious distributional worrics. In & number of countries, the real
11::1!.13'{;‘ price appreeiation of the Yast decade marks one of the largest weallh redistributions from
young to old in recorded history Governments are subject to pressure both [rom the young who
would like housing 10 be more affordable and the middie aged and old who are concerned with
preserving the value of their wealth. The “social exclusion’ of {he young without wealth-owning
relatives to transfer a housing deposit or guarantee a mortgage is likely o have widened long-
term cconomic inequality despite elforts by governments (o use social benefits to help the poor.
The changing spatial variation 1n house prices within a country, reflecting varying land prices, is
another aspect of shifts in incquality between households at different locations. In most poor

countries and transition economies, housing finance systems are still developing, so that housing
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wealth plays a different, but evolving, niactoeconomic rele. In many poor ¢ountries, formal
property titles are missing, particularly for urban squatters and many of the rural poor. Lack of

access to shelter is often a major characteristic of poverty.

- Housing tinance lenders within Europe have evolved within national boundaries, and reflect the
influence of localised origing and national policies, Thus, different basic systems of houging
[inance intermediation have evalved in the diflerent countries. Mortgape bank SYSlems raising
whotesale funds by selling bonds 1o nstitutional investors, with fixed rate montgages and no
significant local branch networks, dominate in Nenmark and (Germany, but are also important in
Sweden. the Netherlands. Austria and ltaly. Elsewhere, deposit-taking systems, transforming the
short and long-terin savings of millions of houscholds i long-term morigages, evolved with
varable rate mortgages and extensive local branch networks. These retail savings institutions
dominate housing finance intermediation in the UK, Ireland, France and Spain, and may ¢o-exisl
with morigage banks in ather countrics. for example Germany and Austria. As a sub-set of
deposit- taking systems, contractual savings sysiems for home loans still exist in Germany and

Austrea, whie housing saving schemnes exist in Trance, Spain and Finland.
B &

Variety in busic systems across eountrics was reinforced, until at least the 1980s, by policy
measures to favour housing {inance within national capital markets, creating “special circuits” 1o
channel tax advantaged funds into low cost housing finance, and by measures 1o prevent
institutional failure, These actions have created a patchwork of deliberate market distortions
which have gradually weakened, but of which substantial traces remain, Support measures, jor

home-ownership, also diflered across counirics.

In the 1990Fs, these systems were subject 1o deregulation and technical change, which promoted
i-nlernal]y—drh'm competition. The UK, Spain, the Netherlands, Finland and Sweden present
examples of extensively dercgulated housing finance systems, closely integrated with general
capital markets. where movtgage svstems are rationed by interest rules. But extensive mortgage
market deregulation did not eccur everywhere with some countries more resistant (o change, In
France, deregulation allowed commercial anks to enter the morigage market alier 1987, bul
‘restriclions on interest rates remamed, removing a vital mechanism for the {larpe credit
expansions that occurred clsewhere. TFrench regulators continued to prevent  financtal
miermediaries [rom paying interest on current accounts and savings accounts of up to three

months liquidity. Attempts by loreign banks, notably the British bank, Barclays, to pay interest,
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were thwarted in the French courts. In consequence, the funding advantage enjoyed by the
French deposit-laking institutions lelt the wholesale- funded mortgage credit companices at a

competitive disadvantage.

In principle. fiseal policy. land use planning policy and other interventions, such as building
subsidived social housing, also have an influcnce on the lével of house prices, and so on the
macra ceonemy as well as on housing affordability and the intergenerational distribution of
wealth The UIK government has clearly found this a difficult area for decision making. On the
iscal side. the phasimg out of morngage interest tax relief was eompleted in 2000, Stamp Duty
rales on transactions have been rised several times. The 50 percent discount on property tax
(Council Tax) on second and further homes has been made optional for local autherities. But the
zero marginal tax rate for more expensive homes and the additionally repressive tax structure
below thal threshold, have been retained. while the scheduled revaluation in 2007 alter 16 vears,
has been pastponed (John, M. 2006} Tt s clear that properly taxes without regular revaluations
or Indexation to prices are far less usceful for macro stabilization. The example of Denmark,

where revaluations me annual, Hustrates this well, as discussed above.

The UK. along with almost all countries, is pereeived to be facing a pensions crisis, One fiscal
policy contribution has been o extend tax advantages for Real Cstate Investment Trusts and for
self mvested pension [unds investing, for cxample, in collective schemes owning rental
properties. That such tax breaks for relative wealthy investors may make housing affordabitity

more preblematic for lower income younger heuscholds seems not to have been a major

conzideration.

The government has instead {ocused on the weak supply response of the UK house building
industry, behind which lies a sluggish planning system, Jast revised in 1991 in the direction of
greater cestriclive ness, Since F997, planning controls have eflfectively been tightened further,
both by forcing more building onto “brown field’ sites and away fonm “green [ield” sites. and
from increased use of “Section 106 apreements by which land for secial housing and other side
payments are negotioled, often with lony delays, from developers in return for planning
permission (John, M. 2006, The Barker Review of new housing and the current Barker inquiry

inta the planning system bas heen developing policy alternatives.
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The UK 1s far from alene in facing sueh policy dilemmas. The Dutch government, also Taced
with a greal house price boom has struggled with fiscal issues, finding it politically difficult to
reduce tax reliel on mortgage interest, or to raise properly taxes. The Dutch planning system,
ence well known [or its relative efficiency, is perceived o have been overwhelmed by demand,
Ihe Duteh boom, together with higher domestic inflation and so a loss of competitiveness, has
been an important factor o recent economic difficulties faced by the country. 1t illustrates well .
the dilemmas {or monetary policy in the Curozone stemming from the institutional differences.
While the Netherlands experienced o major credit markcf liberalizanion in the 1990s, ltaly
remains with the least developed mortpage markets in core Europe. As noted above, this hag
much to do with the legal system which makes mortgage repossession very difficult, so
undermining the housing collaterat function While low interest rates and increased banking
compelition have led to rising debt levels in recent vears, falian househotld debt remains far
below the levels in the European countries with more liberal credit regimes. I'wo of the sludies
of -7 consumption functions with fairly comprehensive controls found negative housing wealth
effeets for [taly, as noted above. The interpretation is that with high deposit requirements,
potential first time buyers need to save more when house prices rise, while tenants may take
higher house prices as an indicator of {uture rent rises. It is likely that (he rises in ltalian house
prices in recent years are due 1o low interest rates and foreign demand, fuelled by casy credit and
earlier capital gains in oorthern Rurope and earlier capital gains. This part of the monelary
transmission mechanism appears to run in reverse for Maly, contributing to near recession
domestic demand conditions in reeent years, While it is possible that some improverment has
taken place 1n credit availability in ltaly, so that the negative housing wealth cifect is weaker or
may even have been oneutralized by now. it is clear that these asymmetrics in monetary
transmission are holding back prowth in the Furozene. For Ttalian society, with the oldest tirst-
time buvers m LCurope, the ill-performing credit market, contributes to low rates of househald

formation and birth rates, and so indirectly 1o Naly's demographic and pensions problems.
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Chapter 7: Summery of Findings
7.1 Introduction
Public housing has, in general, failed 1o strike a balance berween proper housing design, use of
innovative building materials and affordable housing. In the public seclor, less than 10 percent of
the employees et residential accommodation. Mast of the remaining employees live in rented
housing under financial hardship, and without adequate physical facilities. In the private sector a
mumbier ol housimy units have been constructed by the developers mostly for higher income

g,

A survey by the Ministey of land shows that §6.63% of household in Dhaka lived as tenant in
1981 and no land in the ¢ity or 0 any other urban area, Papulation of houschold who did not
own a picce ol land in Dhaka would be over 70%. 2% of city’s population who constituie the
upper meome group use about 13% of the residential land of the city, another 28% who lorm the
middle income group, occupy 65% ol the residential land and the vaat majority or the other 70%

have access (mostly non-owned) 1o only about 20% ol the residential land.

The housing shortage was cstimated in 1991 o be about 3.10 million units, compased of 2,15
million units in rural areas and 0.95 million units in urban areas. The population of Dhaka City is
more than ten million, requires 45,000-83.000 housing units per vear, whereas all public and

private eftorts together can only produce 235,000 housing units a ycar.

In 1980 there were 1.9 million bousing units for 11.8 mitlion urban population. By the turn of (he
century the total requirement of urban housing units was estimated to be in the order of 7.1
million. The additional requiremcnt has been estimated 10 be 5.287 million of which 1.176

million units was estimated for Dhaka Metropolitan Area.

'In 1964, 53% of all houscholds lived in privately rented house, but by 1973, this percentage had

became 60.3%. Al present it is estimated thal more than two-third of all households in Dhaka

live in privately rented houses.

7.2 Spatial variation of house rent

The survey lindings show thut there is a high rent level in Gulshan and Dhanmondi area and

medium rent level in Mohammadpur, Shaymoli and Khilgaon arca and there 15 Inw rent leve! in
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Mirpur, Rampury and Badda areas.Per sq. It highest rent level is Tk.14.9158 and Tk.13.2808 in
Guishan and Dhanmondi residential areas respectively, Per sq. ft. rent level of other areas like
Mohammadpur, Shaymoit and Khilgaon are Tk.7.4552, Tk.7.4313, and Tk.7.2310 respectively.
which are more or [ess at same level. Per sq. 1. rent [cw:i ol rest three arcas Mirpur, Rampura
and Badda are Tk.6.4552, Tk.6.3758 and 1'k.6 6895 respectively, the lower among the others.

In Gulshan and Dhanmondi areas high income group live and the rent level is high in these areas.
Low income group as a percentape ol total population is high in Badda and Khilgaoun arcas and
account for 40% and 32% respectively and percentage of middle income groun are more or less

same in in Mirpur, Shaymoli, Badda and Khilgaon areas.

7.3 Floor space of the housing unit and house rent variation:

In this study 200 rented houschold head were surveyed, among them 9.5% lived in housing units
ol less than 500 sq [t 34.5% Lved in housing units of 501-750 sq 11, 27.26% fived in housing
units of 751-1000 »q 11 and rest 29.5% lived in large size housing unit {more than 1000 sq [E).
The average rent level perper sq (L is Tk, 7.76, Tk. 2.23, Tk. 8.63, Tk. 848, Tk. 9.71, Tk. 10.71
respectively. [t has been found that large size of housing unit (more than 1000sq(1) have been
constructed at Gulshan (76%) and Dhanmondi{68%) areas. The demand of Medium size housing
units are almosl same in rest of the arcas Mirpur(52%), Shyamoli(52%), bMohamimadpur{72%,
Rampura{76%}, Dadda{60%) and Khilgaon(88%). It has been also found that the rate of increase

of house rent for small size of housing units is higher than large sive of housing units.

7.4 Types of the housing unit and house rent variations

Pereentage of building (ype-A arc 32% in  Gulshan and 36% are in [Dhanmondi arcas.
Percentage ol building type-13 are more or less same in all samiple areas. Percentage of butlding
type-C are 40% in Rampura, 12% in Khilgaon and 12% in DBadda arcas. The average rent per

square toot for type A, type 13 and type € is Tk.10.56, Tk.8.72 and Tk.6.30 respechively.,

7.4.1, ;\vailﬂhility nf various types of finish materials: The per sq. it average rent of housing
noit constructed by mosaic is Tk, 9.62 where as constructed by cement (not using mosaic) is
TK.7.24; the per sq [T average rent of the housing unit constructed by tiles is Tk, 9.01 where as
constructed by cement {not using mosaic} is Tk.8.57; the per sq. It average rent of the housing

unit constructed by Thai Aluminum is Tk. 9.97where as constructled by glass s Tk.7.34,
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742, Availability of varicus types of toilet and kitehen furniture: For availability ol
commode the per sq. house rent is Tk.8.77 and for not available of parking facility the per sq.
“house rent is Tk7.15. For availability of hand shower the per sq. hovse rent are Tk.8.19 and for
non-availability of hand shower facility the house rent is Tk, 7.24. Tor availability ol bath tub the
per s house rent is Tk.11.43 and for no bath 1ab the house rent are Tk, 7.26. For availability of
culting slab the per sq. house rent is Tk.11.04 and without of cutting slab the house rent are Tk,

7.02. Uor availability of kitchen cabinet the per 8q. house rent is Tk.8 51 and for not availability

al kitchen cabinel the house rent is Tk 6 79,

7.5 Factors affecting the spatial variation of house rent

There are many types of {fnctors affecting the variation of house rent, from them following

factors are identified as important and need spatial consideration,

{. Distances of the important community facilities of ¢he area from the housing wnit: It has
been apparent that if the distances of vatious types of community facilities arc within 3 km, it
shows significant variation of house rent than those of housing unit where community facilities

are positioned more 3 km distances.

1. istances of the place of werk from the housing unit: The per sq. average remt of housing
unit decreases according to increases the distances of housing unit from work place as from 2 km

of distance from work place is Tk.8.54, from 3-5 km is Tk.8.80, from 6-10 is Tk.8.56 and from

trore than 10 kmois Tk.5.71,

3. Availability of parking, escalator and security favilities : For availability of parking faciliey
the per sq. [t house rent is 1k, 10.15 and without ol parking facility the house rent is Tk, 6.79. For
availability of lilt facility the per sq 1. house rent is T.13.10 and for not availability of lift
facuity the house vent is Tk, 8.21. For availability ol security facility the per sq. I, house rent are

. Tk.B.81 and with no security Iacility the house rent is Tk, 6.1,

4 Availability of sewerage, drainage and water supply facilities: Near about 100% housing
unit of Gulshan and Dhanrmondi arcas are connected with sewcrage, drainage and water supply

facilities. The level of connceting scwerage, dratnage and water supply [acilities are not

satisfactory in the rest of the areas,
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3. Social environment of the area in which housing unit situaied:
Percentage of housing unit are in good envirenment in Gulshan and Dhanmondi are 88% and
92% respectively - In rest of the study areas prevail almost medium type of environment

Percentape of bad environment in Mirpur, Badda and Mohammadpur arc 16%, 12% and 12%

respectively.

. Land value of the area in which housing unit sifieated:

Land Value is very high 1 Gulshan and Dhanmondi areas, and housing units are made by using
luxurious building materials, o rent level is atso high in these two areas. Land Value is low in
Mirpur. Badda and Khilgaon areas. and housing units are made by using traditional building
matertals, so rent level is comparatively low in these areas. In Mohammadpur, Shyamoli and
Khalgaen area land value is medium and medium type types of housing unit are found in these

areas, so rent tevel also found in these areas are medium.

7.6 Maintenance cost of ihe housing unit and house rent variation:

The average rent of housing unil increases according to increases the maintenance cost of
housing unit. The per sq. average house rent for maintenance cost of up to Tk 1000, Tk 1001-
2000, Tk 2001-3000, Tk 3001-5000 and Tk 50004 arc Tk .50, Tk 8.58, Tk 9.07, Tk 10.83 and
Tk 14.26 respeetively,

7.7 Number of Floor of the housing unit and house rent variation:
The rent of ground and top (loors are very low than others foor of the housing unit. The per sq.

average house rent for ground floor, 1% floor, 2™ Noor, 3% Noor and top floor are Tk, 7.18. Tk,

1397, Tk, 12,95, Tk. 10043 and Tk, ¢.83 respectively,

7.8 House Rent Market

The gverage expenditure pard for rent is 35 63% of the income of the tenant househeld heads and
percentage of income ol houschald head spending for house rent is high for lower income uroup
than the higher income group. The increasing rate of house rent for small size of housing umts is
lugher than large size of housing units. Due to scarcily, speculation and increasing demand, the

price of land in the city is increasing at g phenomenal pace: about 20-50 iolds in the last 15

vears,
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Only about 5 percent of the housing units constructed in Bangladesh are financed from formal
sector, whereas, for the rest, linancing comes from savings, private borrowing and informal
sector. The major financing erganizations {or housing are the HBFC and the Commercial Banks
while financing by other orgunizations like Delta-BRAC, National Housing and Micro credit
lenders are insignificant.

Quium (1978) in hig thesis = Financing of Urban Housing™ calculated that the net rate of
financial return in housing of Dhaka was 3.4 percent. He caleulated the return on construction

cost afler subtracting the recurring housing cost or operating costs from the rental income.

'8.9 Rent control policy

The municipal authorities introduced 1 he Bengal House rent Control Order” which came into
gllect for the first timic in the vear 1942, 1 was a lemporary measure, which imposed a

prohibition on the increase of house rent, subject (o provide renewal.

Alter 1971, when Bangladesh beeame an independent counlry, the erdinance was renamed “ The
Prenuses Rent Control Ordinance™ The enforccability of this ordinance has been extended up to
the end of 1982 by the decision of parliament. The standard rent preseribed in the Ordinance is
an annual rent equal to fifieen percent of the market value of the premises. The Qrdinance
prohibits the eviction of any tenant who is willing to pay the standard rent, unless he has vialated
creation statutory or contractual provisions. It is a general law, applicable 10 designated urban

areas throughout Bangladesh, It is possible that it might be effective in some areas, but ii cannot

be nt the condition ol Dhaka.
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Chapter 8: Recommendations and Conclusion

8.1 Introduction

Trom the (indings and analysis ol'this study it has been revealed that the considerable factars [or
the spatial variation of housc rent are the existing physical condition of the arca, distances of
housing unit from the workplaces, distances ol housing unit From the vanous communily
lucitities, transpoetation facilities of the area, wtility and infrastruciure facilitics of the area, high
land price and tack of serviced land of the area, Any recommendation Tor improving housing

situation must take these faclors inlo accounl,

8.2 Recommendations

Survey findings show that per sq. (1. average rent is Tk.14.9158 and Tk.13.2808 in Gulshan and
Dhanmondi residential areas respectively. which arc highest among the areas. Rent level in other
areas like Mohammadpur, Shaymoli and Khilgaon are 1k.7.4552, Tk.7.4313, and Tk.7.2310
respeetively which are quile close. Renl level of rest three areas Mirpur, Rampurs and Badda are

Tk.0.4532. Tk.6.3758 and Tk.6.6805 respectively, which are lower than others.

The average house rent is high in Dhanmondi and Gulshan area than othicr areas of the city, The

main causes ol these varialion of house rent of Dhanmondi and Gulshan areas from other areas

are az follows:

Dhatmondt and Guishan area are developed in planned way, the condition of myjor reads and
aceess roads are good. social environment of Dhanmondi and Gulshan area also good for living
than other arcas of the city. Irunsportation network alse good in Gulshan area. Though transport
and communication Lacilitics of Dhanmondi area are not good enough but the others facililies are

available in Dhannondi area, Population of high income group live in these (wo arcas also.

Though Mobammadpur. Shaymeli and Khilgaon arcas are not planned and availability of
inlrastructure and wility services are not satisfictory, the average rent level of Mohammadpur,
Shaymeli and Khilgaon arcas are higlier than the arcas of Mirpur, badda and Rampura areas
because of availabitity of community service and facilities within short distance. Transport and

communication {aciluies of Mohammadpur and Khilagaon areas are also good.
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Most important lactor {or variation of housc rent js the availabtlity ol various lypes of
mivastructure and ulility facilities. Survey findings show that in Dhanmandi and Gulshan arca
there are availabilily of various types of inlrastrueture and utility lacilitics like sewerage.
drainape and water supply facilives. The averase house rent is very high in Dhanmondi and

(ulshan arca than other areas ol the ity

Peoaple waut live in those area where they get the service and facilities casily and fecl eomfbort.
So. the rent fevel also wairies uccording o the existence of various types of community service
and laciliies. It mainly indicates the existence ol various types of community [acilities like
School, callege, katcha baraar, shopping center, health/elinie, park ctc in the arcas and how
tenants get their expected level of services from thosc community facilities of a particular area.
Survey findings show that in Dhanmondi and Gulshan area there are availabifity of various types
of community service and facilitics within short distance and the average house rent is very hiph

i Dhanmondi and Gulshan area than other arcas of the city.

Distances ol various 1vpes of community facilities play a signilicant role in variation ol house
rent at dillerent areas. I the distances of various types of community facilities are short, the rent
of housing units is also less comparatively the housing units where the distance of various vpes

of cormmunity facilities are long,

Variation of house renl showdd according 1o the type of housing unil. amount of {loor spaces of
housing umt, availability of various types of facilities like liII‘l, parking space ete. Bul variation af
house runt accordiug to the availubility of community service and facilitics. distance ol wark
place from Lwusing unit, infrastructure and utility lacilitics, sorial environment is not expected,
Prime condition ol a remidential environment is having community service and lacilitics within
short distance, tnfmstcuciure and wility aerlintes, convenient transport network and good social
environment cte. 1t should provide the community service ang {acilities within short distanee,

imfrasiructure and wtility facilitics, eanvenient trunsport network and good social environmenl for

all income groups.

There has a tendency 1o sacolicing of [acilities o maintain their qualty ol lile. Spmetimes
peaple have to choose A type housing unit where condition of other facilities are not salistactory.
To keep in short distance from housing unit 10 place of work people sacnifice i maintaining

quality of life. To muintain the distance in shord, peopie live in house type B3 or C though they
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have the capacily to live in house type A in other arcas. For live in planned arca and the area

where social environment is good prople live in house typz 3 or C though they have the capacity
W live in howse Lype A in other areas. To et the various communily and service facilitics easily
people live in house tvpe T3 or € though they have the capacily to live in housc type A in other
arcas. T'e pet the better ulility and infrastructure facilities casity people live in house type B ar C

thowwh thev have the capacily (o live in house type A in other arcas,

[t 35 probable that remt control can never work cffectively in a situation where the housing
demtand and supply are in a serious state ol disequilibrium. As the competition intensifics for the
limued space availahle, potential tenants are increasingly willing to accepl any tenms, including
those which jettison their rights to complain 1o rent control autherities, Clearty, as has been
shown, this situation now evisig among the smaller rental howse markel in Dhaka. As a result, it
IS not surprising to find thal most lenants are today unaware that any rent control measure exists,
Aside Irom its overall lack of elicetiveness, the Ordinance now in effect in Dhaka also sulfers
tfrom speaific fuilings, which Tuelther undermine ite usclulness. [1is a general law, applicable to
designated urban arcas throughout Bangladesh. It is possible that it might be elfective in some
areas, but it cannot be in the condition of Dhaka, For one thing, land prices in and around the
capital are escalating very rapidly, taking house price with them. The formula used 0 establish a
standard rent in the Ordinance is 15% of market value, With market values rising at the rale that
they now are, this means that a standard tent can almost double in the space of o year capecially
m terms of real price. Lhe [ormula, thercfore, docs not serve as any ype of brake upon the
inflation rate in the rentyl housing maket. To the couniry, 1l il could he cnforeed, a formula

vhich provided [or a certain purcentage increases over the previous rent level would make nmore

SCTAE,

Luforcement is obviously a major problem with the present Ordinance. It would requere a large
pancl of Contrallers with o huge SUpporting st to have anv hope of being eflective. How the
costs ol such an establishment could be recovered is not clear, I they were charped 16 the partics
fosing a litipation, many potential ligants would think lwice before embarking on what lhey
might see as a gamble. Any way in which such costs were rassed on (o those using the systemn
would decrease ity attraction. Finally, there is the problem of simulating supply. Fiftcen pereent
of market value paid annually as rent can appear high to a middle-income tenant on a fixed
income {especially, as noted, when the market values are skyrocketing), To the landlord,

however, the 15% is fixed in money terms. As milation devalues money, the 15% brings in less
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and less real income, FHis desire to invest i in more housing is naturally decreased. The only way
to getaround tns problem would be to have the standard rent indexed to the cosl of living, Thal,

in turn. might necessitate some form of refiel to the fixed-income tenant. It is a complicaled

prohlem.

From the above fimdings. this has been scems that the Rent Contral Ordinance, in its present
torm could not meet e housing demand and also have not solved the cent problem now

affecting Dhaka which need replenisl by & updated lorm

The lollowing policy measures could be underlaken 1o improve the stalus of different types of
residential buildings in the study aren consdering the above lactors [or spalial variation of house
rent
. Improvement of unplanned residential area
dost ol the houses in the sludy areas were developed spomancously without planning
interventions. Such meas often W inte deteriorated siluation where services are highly
inadequale, Concerncd authotity must take necessary action in these areas to provide basic

communily services and tacilibies.

2. Provide necessary infrastruclure and utility service for housing development

Availability o wtility and infiastructure facilitics like serviced land, road network,
availamlily of water supply, sewerage and dramage facilitics reflect the development of any
arca. Planned infrastruciure and utlity services will help to add 1dle land inta the land
market for providing housing, lispecially the fringe arcas, which are not vet developed. can

be developed through such palicy.

3. Provide serviced land for different income aroup

Lack ol serviced land s another importan problem for development of housing sector und
also for the gap between the demnd and supply of housing. There are few people who have
the abihty 1o build houses with their own resources. The concerned authorily both public and

private can provide serviced land for reducing the shortage of housing,

4. Provide transport and communication facilities
It1s very important o develop transport network and facilities. All interventions woutd lail if
we don’Limprove the transport and commumeation facilitics. 11 we can develop the transport
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and communicalion facilities. it will make it possilie 1o reach the workplace without mach
ditficulty and people will also be interested o reside away hom central place ol the cily

which witl reduce the pressure on demand of ¢ily’s housing secton.

5. Fingncing and investment in ibe housing seelor
Housing lnance 15 one ol e major problems [or promelne housie provision. paclicalaly
in cncouraging planned housing. This scems to be a shared responsibility of both public and

private apencies. The development authorily can inlluence the financing aullority 1o prosvide

credits with fow interest.

@. Incentive for the private seetor housing development
i 18 not possible 1o develop the housing seetor only by the government, Government should ke
appropriate strategics such as reduce tax on land. increasing loan tacilitics and ensure legal and
technical development assislanee to encourage the privale sector 1o provide serviced lund Tor

planned residential housing units of the cty.

7. Upsgrade the reat control erdinance snd make i6 mplenent
Upgrading the rent conirol ordinance with adequate manpewer to contiol the house rent by
applying appropriate renl schedule. rules and regulation comsidening tbe vanous laclors aflecting

the variation of house rent.

8.3 Conclusion:
The rent structure should be controlled and maintained by a standard rules and regulanions on the

basis of some criteria like Ooor space, distance [rom the ey center, bullding tvpe and maceials
used. From the survey findings il has been found that there has been ne contral on the rent
structure and also no control on the varlous factors alleching the house sent The owoers of the
housing units fix the rent according 10 their mind set. "The owners also otlen increase the rent
withow! any proper cause. 'L hese should not be expected in o modern sockety. 5610 1s now time (o
take action to promaote a set of palicy o guide the rent struclure and to standardize the rent ot the
housing units in the city. The government shoukd take poper Tnitiative by cncouraging hath

public and private sectors Lo solve the problems ol the housimy sector,
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Rescarch Title: Spatial Variation of 1Touse Rent in Dhaks Cily
{Oaly for research purposc)

Questionnaire for Tenant Houschaold

Occupation of the

housc hold head

Fducation level of the

house hold lead

Income of the heuse

Family member

hald head

Mlale female

7} When did you come to Dhaka?

3) Total floor area of this flat {sq fi);

4) Monthly house rent of this flat { i'k),

5} In which position af your Mat sitluated:

6} In which floor of your {lat situated

7) Distance of the nearest buildings (meter): in front

8} Information about the various types of rooms:

Backside el gide

Right side

Type of the rooms

MNumbcr ol

Size of the rooms (sq. 1)

1lke rooms I

2 3

Bed

Drawing

Drawing cum dining

Dining

Bathrooms

Yeranda

Kitchen




9) Information about the building materials of this Nat:

Part ol the building

Code

Floor

Wall

Window

Daar

Bathroom

1.Cecment 2 Brick 3.Maosaic 4.Tiles

10Tin 11Rod 12Grill

10} Existing facilities of this house:

5 Granite

f.0arbic 7.Wood £ Glass 91 ha Aluminum

TFacilitics Yes ™No Fucilities Yes MNo
Parking facility Reserve taok J
Escalator facility Septic lank E
(ienerator fucility Drainage network '
security facihty Sewerape facility

11} Existing toilet & kilchen facilitics o this (at:

Tuotlet Facilitics Yo N Kitchen Faeilities Yoen MNu
Commode Basin/Sink

Mirror kitchen Cabinel

Hand Shower Rack

Bath T'ub Cup-RBoard
12} Extsting condition af the Lnviromment, Utifity and [nfastruclure tacilities ol the area

i Is the water supply available all the lme: Yes. ..., No.

u What are the problems concerning clectiic supply as you leel in this arca:

L.oad shedding

itl How much distances of this house (rom main road {1 mcter)

faw vollape

1v How much widih of the access road {f)

v Are the pavernent of aceess roads broken: Yo, ... No.....
vi s the area waterlogged in rainy season: Yes. ... ... No .
Vil Is the house situated in congesied aren: Yes. ... No.....

disrupting line

v Elo much width ol the naagor road (1)

viii Mode of transport from this house 10 your waik phace:

i» Distance [rom the house to your work place (ki)

X Cost of ransportation rom hving place to work place (1 1),

if




xi Travel time from living place ta work place (Minutc):

x1i TFthis house has enough space for moving around? Yes, ...

13} Major facilitics uf' the arca and distanees

™k,

Facility

Distances

Muode of Trave]

Hospital / Clime

Community Center

Shopping Center

Park

Play Ground

Primary School

High School

Katcha Bazar

Grocery Shop

Place of Prayer

14} Opinion abowt sucial envirenment of ths arca, Good

Questionnaire for Qwner of this house

LY Name ol the house owner

2y Cecupation of the house vwner:

3} Yeor of construgtion of the building:

4) Causes of rentiie the house

¥ Total floor space of your building {50 11k

6)  What ure the numbers of fat 1n this boi1ding;

7} lentative monthly income ol the house gwner By renting she house;

8] Tlotal cost ol building this hause:;

91 Ityouhave taken any loan for building vour hauser Yes.... . Mo,

[f ves then from where you have wken the loan laiios:

10} What arc the price of land 0 your arca per kath:

I Total mamtenance cost ol your house per yedr

12 Infpmation about Bouse fent:

hedimm

Bent at different perigd

Year

Rent (Th)y

When you Tirst renled

Mext mereasc (F applicable)

Rent at present

Dalc

Sgnalwe of e sarvey o

Bad



Appendices-11

Table 1: Occupation status of the tenant house hold head of (e study areas

{in percentape)

Occupation status of the Tenant Arcu
Heuse Hold Head u
5 | & - e | =
o S (& s | 3 = 5 2
g|E]E e )212 |25
T2 |5 |2 |2 | | § |E
= = E " w = x
~
Service 36 152 |56 [48 |52 |72 (76 |52
Business 24 |24 | 4 20 |16 [ 24 |16 |32
Frof. Teacher - - 3 - 24 |- - -
EngincerfArchitect 15 | & ] - - - 8 8
Doctor 12 | 8 16 - - 8
Others 8 B2 124 |16 [ 8 4 - -
Sourge Frefd Survey, 2004
Table 2: Income status of the tenant house hold head of the study arcas
{in percentage}
Encome Status of Arca
the Tenant House -

Hold Mead (1) = -E 'EH = z = z 5
= g E c £ B =3 S
= g E = I 2 =
RE BT R 2|7

=
Up to 50100 - - 10 3 2 23 16 14
5001-10000 - - YERE 6 17112 |13
10001 -20000 - - 64 &0 a0 12 28 ] 28
20601-30000 12 32 4 32 32 48 8 32
J061-50000 48 28 8 - - - - 8
50000+ 4) 40 - - - - - -

duuree, Fleld Sarvew, 2004




Table 3: Status of eaisting social cnvironment of the study area (in percentage)

Social Arca
Environment of L
i) = = - =
the study are = = = E 3 5 s
te stucly arca = 5 g 3 : 2 5 a
= 5 E = 2 3 5 =
W = ::; - 7 e o
-~
Good 88 92 [6 24 36 12 24 i2
Medium 12 8 72 &0 56 76 08 38
1ad - - 12 16 8 |2 3 -
Seurce, Field Sucvey, 2004
Table 4: House type of the study area (in Pereenlagpe)
House Type of Area
the study area .
- "E E = = =
3 2 s = |2 | & 5 | =
s
A 32 36 b 4 b - - -
B 68 64 38 38 84 88 0 K
C - - 4 8 R 2 40 W

Source, Tield Survey 2604

Table 5: Status of availability of utility facilitics of housing units in ihe study arca

Availability of Arca
atility facilitics L
= E 'E:; 1. = E =
£ 2 E |8 |E (£ | |§
= : E s |F 12 |g |z
- E E = n = ol
=
Sewerage | Yoz | 100 100 3 24 16 - - -
No | - - ; ; . g |00 | 100
Drainage | Yes | 100 |92 |76 |44 |28 |28 |22 |s0
No |- 8 24 3 |72 | T2 68 | 20
“Water Yes | 92 100 100 |68 (76 |60 |30 |72
Supply No 3 - - 32 24 ) 60 28

Source el Swreew, 2004

n



Table 6: Floor space of housing units in the study arca (in pereentage)

Floor Space of Area
the Housing Unit N
(Sq Ft) s 1T 5 | s |. | |
© 1E |3 |*F & |® & |E
=
Up to 500 - - 8 12 - 24 12 8
S01-750 8 16 44 B 56 24 44 &0
731-1000 16 16 32 44 24 36 32 28
1001-1250 24 16 8 20 12 ¥ (2 4
1251-1500 16 0 8 16 b - - -
1500+ 30 32 - - - - - -

Sowree, Fleld Sureey, 2004

Table 7: Average distances of various types of community facilitics from housing units in

the study arca {average distance in k)

Various types of Arca _|

community facilitics _ . 'E } ) )
155 [T & |F & |2
Ylealth Center/Clinic |2 2 |3 7 |3 6 6 5
Community Center | 2 2 2 2 2 2 3 3
Shoepping Center 1 2 3 5 3 5 4 4
Park ] ] 3 3 3 4 6 4]
Schoolf College 2 2 3 5 4 5 O 5
Primary School I 2 1.5 1.5 2 P 2 |

Katchz Bazar 2 2 | 1 1.5 1.5 I [.5

Sourer, Field Snervey, 200K



Table §: Status of existing land price of the study arca (in percentage)

Land price of Arca
the area .
i A
= T - z =
3 2 :OlE |2 |2 |2 |:
] 5 E |lg |8 |3 |E |&
2 E E < w o ot
A
Lp to Th 10 Lac § - - 72 - <) 11103 100 100
Tk. 11-15 Lac - - 23 o2 &) - - -
Tl 16-20 FLac - - - 3 - - _ B

Tk. 21-25 Lac 12 i) - - - - - -
Tk, 26-30 Lac 30 40 - - - - - -
Tk. 30+ Lac 52 - - - - - - -

Smrce, Frld Suceey, 20004

Table: 9 Spatiaf variation of house rent

Arca Average Rent
(Tk. per S8q. I't.)

Gulshan 14.91
Dhaomondi 13.2%
M4 pur 7.45
Mirpur 6.03
Shaymoli 7.43
Badda 6.37
Rampura 0.68
Khilgaon 723
8.67

Souree, Fuedd Survey, 2004

Table: 10 Percentage of income spent for renting house

Income Level of Tenant Houschold Head | Percentage of Income
Expending for Rent
Up to 5000 47,49%%
SO0 10000 A0.83%,
F0001-Z0004 40 39%
2000 1-30000 A3.78%
000130000 33 00%
50000+ 31 B8%
Total 3563%

Soucce Feld Survisy, 2004




	00000001
	00000002
	00000003
	00000004
	00000005
	00000006
	00000007
	00000008
	00000009
	00000010
	00000011
	00000012
	00000013
	00000014
	00000015
	00000016
	00000017
	00000018
	00000019
	00000020
	00000021
	00000022
	00000023
	00000024
	00000025
	00000026
	00000027
	00000028
	00000029
	00000030
	00000031
	00000032
	00000033
	00000034
	00000035
	00000036
	00000037
	00000038
	00000039
	00000040
	00000041
	00000042
	00000043
	00000044
	00000045
	00000046
	00000047
	00000048
	00000049
	00000050
	00000051
	00000052
	00000053
	00000054
	00000055
	00000056
	00000057
	00000058
	00000059
	00000060
	00000061
	00000062
	00000063
	00000064
	00000065
	00000066
	00000067
	00000068
	00000069
	00000070
	00000071
	00000072
	00000073
	00000074
	00000075
	00000076
	00000077
	00000078
	00000079
	00000080
	00000081
	00000082
	00000083
	00000084
	00000085
	00000086
	00000087
	00000088
	00000089
	00000090
	00000091
	00000092
	00000093
	00000094
	00000095
	00000096
	00000097
	00000098
	00000099
	00000100
	00000101
	00000102
	00000103
	00000104
	00000105
	00000106
	00000107
	00000108

