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Abstract

In this study atiempts were made lo investigate and analyze Lhe role of state and
privale formal developers to provide housing and the impact of Lheir activities on the
housing provision in Dhaka. Housing problem in the urban areas of Bangladesh is a
phenomenon a typical of most developing countries of the world Dhaka has more
population than it can accommodate the housing situation. One main reason of the
widening gap between the cost of housing resources and the affordability which
makes a cost effective solution remotely possible. Rapid urbamzation and poor
economy followed by inequitable dismmbution of resources have created serious
housing problems

Dhaka 15 experiencing rapid growth. The avalability of facilites hke better
education, the prospect of increasing income, and improved and modem health care
compared to their availability in other urhan centers have made Dhaka very attractive
to all people. Investment made 1n housing are also highly profitabic in Dhaka
compared 1o any other cities and towns of Bangladesh. But it has not achieved either
the managenal or admimstrative capacity to cope with rapidly increasing population
and/or acquired technology and resources to provide the required essential services
and facilines. As a result serious problems bave emerged over the years regarding
housing provision and other related services.

In order o meet the ever-increasing demand for residential accommodation in the
limited land of Dhaka the construction of high nse residential buildings was a natural
and viable solution, of course with natural consequences. Though high rise apartments
aimed at the middle and upper middle income group, these can only be alforded hy
the affluent of the city. There are various modes of apagiments, the most common
form is Lthe one where the developer buy the plot outright, construct the apartment and
seli those with en a portioned share of the land w each buyer. Now REHAB’s has 80
members and the same number of developers are doing their business in capital city,
bnt they are not REHAB’s members {Seraj, 2002), Most of the high rise apartments
have been built in gross viotation of bulding codes and without regards of their
1mpact on the total city environment Developers are more attracted to developed
areas as they can charge higher price for their apartments and thus eam hipher returmns.

The Government's achievement in the housing seclor in Dhaka is very insignificant,
compared o the massive needs and demands The Housing & Scitiement Directorate
has been the principal public sector agency engapged in solving the enormous housing
problem of the country, particularly for the poor, the low & the middle income group
of-people. Smnce its creation RATUK played a key role in planning and development of
[Dhaka, Dhaka’s land developmertt activities covered housing, industry, commerce,
road communication and open space. Until now RAJUK has helped upper, middle and
lower income group in various ways Lo give them housing facility. But what RAJUK
has done for the lower income group of people is very insignificant than ifs
requurement. PWD was made responsible for all gowt public works and mainterance.
For various public works PWD department has 150 years expenence. The number of
flats constructed by the Directorate of Public works 15 now total 32,000 |

]
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Chapter 1 : Introduction’

- "‘l::-\‘_..,
et Ty, S

1.1 Introduction
Housing is not merely a shelter, but a complex package of goods and services from
which each family makes a social and economic contribution to the community in
which they live. Housing not only provides shelter for a family bl also serves as a
center of its total residential environment. As a focus of economic activity as symbol
of achievement and social acceptance, and as an glement of urban and regional
growth and income distribution, housing fulfills a social need and satisfies criteria
for remunerative urban and regional investmem (Grimes, 1973).The nature and
value of housing are delermined by the services it offers. These services are varied
and include neighborhood amenites, access to cduc.atim! and health Rcilities, and
security. Of all humanity’s basic needs of food clothing and shelter, the latter is one
of the most difficuit to provide. Housing is expensive even for the very rich families,
because 1t usually imvolves a family’s largest invesiment. Housing makes up for 15%
to 20% of total expenditure and for low income families anywhere between 5% to
more than 40%. A major share of about 93% housing in Bangladesh is supplied
through the informal scctor, while public sector provides only 7% of the total
housing (Hafiz, 2001). '

Bangladesh is ong of the jeast urbanized countries of the worid. Housing problem in
the urban areas of Bangladesh is a phenomenon a typical of most developing
countries of the world. Less than a quarter of is total 13¢ million population live in -
500 urban centers. Since the independence in [971, its wban population has
increased significantiy; the current rmte of increase (5%+)} 1s one of the highest in
the worid{Sadulfah,1991).Dhaka, the capital city, has at present a population of
almost 10 mijlion, The crisis is more acute in Dhaka for many reasons. Dhaka is
experiencing mpid growih, Dhaka contimues to hoid all major activities and factlities
and there has beem no senous atiempt ar decentralization. The avaitability of
facilitics like better education and improved and modem heaith care compared to
their availability in other urban centers have made Dhaka very attractive to all
people. The prospect of increasing income also makes Dhaka all the more atiraclive
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to ali sections of people. Investment made it housing are also highly profilable in

Dhaka compared to any olher cities end towns of Bangladesh. Dhaka has assumed
large size in terms of number of population. But it has not achieved either the
managerial or administrative capacity to cope with mpidly increasing population
and/ar nequired technology and resources 10 provide the required essential services .
and facilities. As a result serious problems have emerged over the years regarding
housing provision and other relaied services .So Dhaks has selected 23 the study area

of this research.

1.2 Present State of the Problem

Housing problem not only exists for the low-income group, the middle income
group also faces the severity of the situation. Dhaka has more population than it can
accommodate the housing situation. One main reason of the widening gap between
the cost of housing resources and the affordabilty which makes a cost effective

solution remotely possible.

The affordability of shelter by the urban households is extremely low. Only twenty
percent of households in Dhaka city can afford more than TK. 17,500 as niiial
investment for housing (Saduflah 1991}, Different Governmert or public sector
agencies engaged in solving the enormous housing problem of the country. All
governmemn  efforts  have been grossly inadequate compared lo the sheer
requirement which made any attempt by planners, designers or policy makers

redundant.

Due (o a great increase tn the number of population of Dhaks, the pressure on land
for residential use has been very high. Mos of the ingrease in popufatton is due 10 a
steady flow of rural migrants. The annual requirement of new housing in Dhaka is at
least 60,000 unils by the most conservative estimates But the average rate of
production is only 2500 units per year {Hafiz, 2000). During 1961-1974 the urban
population of Bangladesh increased by 138% while rate of housing unit
construction increased by 129%. Over the years the housing backlog accumulated
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further. Dunng 1980-2000 the housing deficit was projected to be 5 miflion unils

with an annual requirement of 165,000 new housing units.

There remains a large gop belween the demand for new housing and theur rate of
production. The situation is more aggravated by high land cost and scarcity of
resources, pasticularly land, and low level of affordability of the majerity of the
poputation. This resulted in unhygtenic iiving in the serviceless cramped slums and

squatter sertlements by a third of the population (Rahman, 1990).

People from all socio-economic background in Dhaka are facing housing problem
though the nature and intensity of the problem are different ‘While the urban
destitute need rehabilitalion, the slum dwellers peed slum upgrading. The low
income families are in need of low cast (lals or plots and (he middie and upper
income families are complaining that the cost of decent plot or a decent flat is going
beyond their means. The solutton 1o the problems of these different groups 1s also
different and mainly ties in the hand of the policy makers and the goverament.

The Government's achicvement in the housing sector in Dhaka is very insignificant,
compared to the massive needs and demands. Up to dale the ipdal record of housing
construction, land development, and plot allotment etc have benelited only ebout
200,000 houscholds throughout (he whole country (Planning Commission,
1997).The Government agencics are engaged in land and residential development

process mosily in the norlhern and norlh eastern fringe areas of Dhaka city.

In 1980, private sector accountcd for 84% of the total honsing stock constructed.
Public renial housing accounted for 7%, squatier housing 2% and boals and other
type of housing accounted for 4% . The end of the decade observed the potential of
making profits dug to the increasing demand and rents for fast delivery of housing

by the private sector.



Table 1.1 : Housing tenure types{%households) in Dhaka

Housing tenure types (households) Percentage
Cwner and purchaser 31.9%
Tenant 53.6%
Social housing 1.2%
Subtenant and rent free 6.5%
Squatter and other 5.9%
Fioor area per persons (5q.m.) 2 65%
House price to Income ratio 5.0%

Rent to income ratio 12.0%

Source : Urban Indicators Program Phase 1 : 1994-1996

More than half residential houses are renfed while sbout one third are owned or
purchased for sub-letting. Squatters and slums occupy 6.9 of the 1olat housing siock
which are engaged in informal employment. The floor area per person is below the
minimurn standard of living and stands at 2.65 sq.m. Most private housebolds hive
in the city as legal tenants or as squatters. The panemn of land ownership is highly
unequal. Only 2% of the city’s popolation , whe constitute the upper income group,
use about 15% of the residential land of the city. 28% of the middle ¢lass ocoupies
63% of Lhe residential areas while 70% which constinutes the poor have access to
20% of the resideniial land (isiam-1991).

One third to one half of the urban population is living in poverty without adequale
food, adequate housing and related services. Poverty in the country is widespread.
According to 8 1995-1996 Household Expenditure Survey (HES), which based it
findings on income level and caloric intake, states that about 41.1% rural families
were poor and had less than 2122 k. cals of food per day and 24.6% constituled the
hard core poor with [ess then 1805 k. cals of food per d}ay,l Paverty is prevalent in Lthe
urban areas. According to the same HES survey 49.5% urban households were
living befow the poverty line and 40.2% constituted the hardcore poor (Bangladesh
Economic Review, 1998, GOB).Families with an income of Taka 3500/-per month
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were considered poor and those families with an income of Teka 2500/-were

considered as hard-core poor (Hafiz 2001)

Reviewing the housing situation in Dhaka in 1991, just more than half the houses
were termned as permanent struchure. However only 46% of the total houosing stock
was constructed under the minimum building regulations. Housing production per
year was 6.9% and the percenlage investment in housing sector slood at ebout 10%
of the total gross domestic product.(Islam-'994).

The housing problem of the developing world is mainly faced by the lower classes.
The high level government officials involved i sdopling the housing policy like
practical field expenemce. As a result the housing policies adapted by them are
usually impractical and inappropriate. Thus these policies on paper are not able to
tackle the real problem. Although the people of the third world countries related to
the povernment or administrafive system agree, in principle, on the importance of
the lower income groups in their housing policies, these classes are the most
ignofed. The housing policies of developing countries basically benefit the class
which is politically or economically powerfil- clearfy the upper class. Small
numbers of houses are built by the government sometimes, for the lower income

groups; but a only a himited portton of government employees get to live in these.

Planners and decision makers have tried to evolve different strategies housing to
reach greater number of people, but even the cheapest formally designed housing
remain beyond the affordability of over 80% of househoids in Bangladesh (Hafiz
2001}, There are wpillions of famities who wil! never know the comforts of their
own homes or have access to such basic necessities (such as safe drinking water,
sanilary foilets, electricily, garbage disposal, eic}. Thus the present bousing
provision and supply patiern need fo re-examined to find out the deficiencies and
cusure & smoolh supply of increasing number of houses to a greater number of

people.
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The intention of this study is to investipate and analyze the role of the statc and
private formal developers to provide housing and the impact of their activities on the
housing situation in Dhaka. The intention of this study is to investigate end analyze
the role of the state and private formal developers to provide housing and the impact
of their activities on the housing provision in Dhaka Basically this sudy intends tn_'
investigate how stale agencies , such as , RAJUK, Public Works Deparimen,
(PWD), Housing Settlement Directorate (HSD), etc attempts to provide housing 1o
people . At the same time simiiar investigation will be camed to find out how the
private formal developers are doing in this regard. The study will also make a
comparison between amenities and facilities provided by both agencies and artempt
to quantify the benefit provided by state agencies and private formal developers. As
this study supggests the problem of housing is most acute in Dhaka .So for obvious
reasons Dhaka has been taken as the area of study.

1.3 Objectives of the Research
In view of the problem staled in fhe preceding section, the specific objectives of the
study are:

o To investigate the role of state agencies {such as -RAJUK, Public Works
Department (PWD), Housing Setilement Directorate (HSD) ) with regard 1o °
housing provision and their attempts to solve the housing probiem in Dhaka

¢ To investigate the role of privaie formal developers in providing housing to the
residents in Dhaka and analyze Lhe impact of their activitics on the overall
housing situation.

e To provide a comparative picture of the facilitics and amenities that the state and
private formzl developers provide in their respective fieid of housing.

1.4, Methodology

N
1.4.1 Selection of the study area

The present study is intended to critically evaluate the roie of siale and private
formai developers in providing housing in Dhaka. For the availability of different
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facilities like education, employment Dhaka atracts people from all income groups
from all over the country. Dhaka has assumed large size in terms of number of
populaiion. But the number of housing has not increased proportionaiely and Dhaka
is facing serious problem in housing provision, For this reason, Dhaka has selected

as the study area of this research.

1.4.2 Collection of information

For the purpose of the present study the required information has been collected
from

tWO SouUICes;

a} Secondary source,

b} Primary source.

a) Secondary source:

To have a basis of understanding and to cotlect information related to this study
books, journals, reports, magazines, newspapers and other pubhcations relating to
the topic have been studied. Published articies on housing have been collected from
different libranes. Similar publication regarding high nise apartments have been
collected from web site.

b Primary source:

+ Questionnaire survey

As a part of the study, questionnaire based surveys emong several developers and
officials of differemt government agencies were conducted to pather information on
marny aspects. The survey was conducted by using pre designed guestionnaire for
collection of date . The questionnaire translaled the research objectives into specific
questions and gnswers. Questionnatire survey helped to pather tnformation on
motivation for construcling government's houses and apartments and dilferent

problems and prospects of these houses.



» Interview

Developers and officials of different Government agencies who are responsibie for
housing were irterviewed, Similarly information was gathered from buyers of high
risc apartmeats, Besides these, experis on housing were interviewed to obiain

information regarding housing.

1.4.3 Data analysis

The data obtained through questionnaire survey and interview has been analyzed,
classified and tabulated as per ilems after careful checking of them keeping in view
the objectives of research study in order to provide an elaborate picture of housing

provision in Dhaka.

1.5 Organization of the Thesis
In chapter- 1 the concept of housing, background and present state of the problem
have been discussed In the end the research objectives and methodology have been

discussed. This chapter also states how the thesis bas been organized.

Tn chapter 2, land and housing situation in Dhaka city have been discussed. When
urbanization takes place at Dhaka city an exceptionally rapid rate, mainly due to
rural to urban mipration, the capacity of the urban centers to properly absorb the
in¢reasing numbers, being mostly the poor, is severely challenged. Due to huge
inerense in the population of Dhaka, the pressare on land for residential use has been
very high The vatue of land in Dhaka city, mainly ib the central area, has increased
at a rate much higher than the rate of any othcr commodity.

Land is a critical constraint for development in Dhaks city and surrounding areas
.The big rcal estate companics are mainty responsible for the high price of land in
the central area because they pay & much higher price for a gosd picce of land. It is
argued that due to this reason middle and upper middle class families are being
unable to buy jand io Dhaka Real-estate companies are just one among several

reasons for the rise in price as the value of urban land
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Besides, there arc other factors, which influence urban land vaiue. These are social
values, customs and others. Land is usually deveioped through govemment agencies
and privaie developers in the different areas. In Dhaka City, it is mainlty RAJUK,
which is responsible for land and housing development, PWD, UDD, HSD are also -
responsible for the development of land and housing in Dhaka city.

In chapter 3, the govemnment agencies in housing, the functional grouping of
differcnt govt. agencies have been discussed. Here the sate policies lo solve the
housing problem in Dhaka city were expiained. The intention of this study i5 fo
investigate and analyze the role of the siate to provide housing and the impact of
their activities on the housing provision in Dhaka. Basically this study intends o
investigate how state apencies , such as RAJUK, Public Works Department
Housing tenure types(%househoids) in Dhaka (PWD), Housing Settlement
Directorate (HSD) etc attempt to provide housing to people. In the end, the
contributions of some key agencies 1o the housing finance system have been
described.

In chapier 4, it has been tned (o describe the emergence of developers who have
attempted fo solve the housing problem by building the high rise apartments. Their
origin and development, their role in solving the housing problems, Lhe problem they
face and their prospects have also been discussed. In the end, this chaprer discusses
about REHAB {Real Estate and Housing Associatioo of Bangladesh). [n the last

chapter the summary, findings, recommendations and conciusion of the research

have been included.
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Chapter 2 : Land and Housing in Dhaka City

2.1 Intryduction

Urbarization in Baongladesh 1s inotensified by high population growth, For
Bangladesh the problem is further aggravaied by limited land supply in urban areas,
lower land utilization and lack of proper policy and plenning of land use. The ever-
growing urban population is creatiug an increasing demand for space. From a base
of 24 million people in 1996, {20 percent of a total of 122 million). Bangladesh’s
urbzn population is expected 1o reach 3¢ mitlion at century’s end, about 50 miilion
by 2010 and nearly R0 million in 2020, These projections are based on the
assumnption of an average annual growth raie of 6.4 percent up to 2000, 3.3 percent
between 2000-2010 and 4.3 percent thereafler. Given past and present trends, Dhaka
statistical metropolilan area (DSMA), a2 megacity holding over 8 million people, will
reach i1 million people at the millenmium, 14-16 million by 2010 and 15-20 miilion
by the yvear 2020 ( Bangladesh-20G20, 1998). The *push factor’ driving people to
urban cemers comes fromn the inexorable growth of rurat population and a lack of

gmployment opportunities there.

This Table show the Population in Dhaka , area of the city and Popuiation Density in
persons per 8q. Km. from 1951 to 2001

Table 2.1 : Dhaka city : populalion, area and population density from §951-2001

Census population | areain sq.km. | Density in person/ sg.km.
year

1951 335,928 72 4,666

1961 550,143 91 6,046

1974 1,607.495 | 95 4,961

1981 2816805 | 208 13,452

1991 4,232,034 | 276 15,333

2001 5,578,023 | 360 14,939
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With the increase of population wath lesser increase of area, there was praduat

increase in the prices of land for habitation. The value of land of Dhaka city, mainly
in the central area, has increased a1 a rate much tugher than the rle of amy other
commodity. While between 1969 and 1979 the cost of living in Dhaka has mcreased
four folds, the price of high- class residential land has increasedd approximately 25
o 35 times. The experis observed that Dhaka expenenced an unprecedented increase

in land value smee the early seventies,

In the past decade the city developed mainly lowards the north. From sixties up to
recent times RAJUK has provided nearly seven thousand posts at subsidized rate
mainly for the middle and upper income group. The account of tand value published
by the Center for Urban Studies (CUS), Dhaka University and Shellech reparding
langd price in different area in Dhaka city in 1990 has been presented in Tabie 2.2
while the price up to 1990 was bascd on information that on 2000 was their
speculaton. This researcher conlacied in September 2001 for the latest information
regarding land price in Dhaka city. But they replied there was uo work 1n this feld.
The land value is Taka has been given m Table2.2,



Table 2.2 * Land value increase in Dhaka city: 1974-1990-2000

Arex (1974) {1540) (2000}

Taka per knha Taka per katha Taka per katha
Bartdhara _23,000 600, 000 L300, 000
Gulshan 75,000 600,000 1300,000
Banani 23,000 £00,000 1300,000
Mahakhali 25,000 600,000 1300, 000
Dhanmond! 25,0060 L0H EHD 1300, 000
Azimpor 17,560 600,000 &00,000
Mobammadpur 25,000 500,000 1000000
Shantinagar 20,0000 S04 000 1000,.000
DOHS 26,000 500,006 100,000
Shamglt 17,500 300,000 1200,h00
Uttarz M., Town 20,000 300,000 (300,000
Cant, Thana 20,000 00,800 1500,000
Kamafapur V7,560 400,000 1 300,000
Saidabad 17,500 404,000 1100000
Gandaria 10,000 400,000 1000, 000
Bashaboo 2,000 300,000 F000,000
Kalyanpur 17, 500 304,000 1200 060
Mirpur 16,000 200,000 {306,000
FAChukhet 10,000 200,000 ¥300,000
Badda &, 000 200,000 100,000
Goran 4,000 260,000 {064,000
Denta 4,000 200,000 000,000
Motijheel C.A 56,000 1,200,000 No Information
Karwan Bazar 41,500 1,000,400 No information
Mohakhali C.A. 33,500 800,000 1300, 6011

Source . CUS, Dhaka Undiversity 1974, Sheltech -1920,



13
2.2 Land and 1lousing in Dhaka

Availability of urban land for devclopment of housing and other facililies is in a
critical situanon in Bangladesh, The unbelievebly high price of land in the urban
areas is indicative of that situation. The rapid urbanization due to population
increase and migration from rural areas ere the main instigators towards the rising
demand for urban land in Bangladesh. These new comers are absorbed unto the
fabric of the city life Inmediately after the mdependence, cities specially Capital
Dhaka became attractive and focus point of ceconomic, political and social activities.
This crowding pushed demand for urban land.

[mmediately after the independence in 1971 Invesiment in land and specially in
urban land was considered the best protection against the inflation of 70s Black
money or wealth which 1s estimated to be around 20 to Z5 percemt of the tolal GNP
is also partially responsible for increasing the demand for urban land Speculatlors
and real estale business houses further pushed the demand for urban land The
glaring housing shortage and degraded living environment in most of the urban areas
of Bangladesh can be doscribed to excessive consumption, waste of scarce resources
and concentration of wealth in the hands of a few. All these factors along with other
social and economic forces pushed the demand for urban land to a critical stage. The
high tand price in the urban areas 15 indicative of imbalance between the supply of
and demand for urban land. Dhekn displays gross inequalities in housing
opportunities, wilth (he rich enjoying spacious accommodation with all utility
services of high standards, while the low income groups languish in unbearable
hovels, What shall be the form of housing and living accommodetion in 20257 Jt
will depend a lot on the socio-political ideologies of the governments of the fuiure.
The present attitude of the government or of (he prvate formal seclor can never
sotve the housing probiem for all income groups. Rura! or urban, the affluent and the
poor must be housed and provided with well -managed municipal services - water,
saniiation, waste removal, transport, elc.- to protect their health and to maximize lbe
contributions that they can make to he nauon's economic growth. In the case of the

poot and in (he setting of urbanization, the need for housing will be monumental.
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A recent study [GOB-ABD (1996) estimates that 2.99 million urban households,

61.3 percent of the total, or 13.5 million out of 22 millien city dwellers, live below
the absolute poverly line of Tk. 3500 per month. These 3 million households
(assuming a household size of 4.3) demand affordable low-income housing in the
informa! sector. The remaining 1.8 million households find thewr shelter in the
formai housing secior. With urban population due to reach 60 million 1 the year
2020, there will be 16-20 million urban houscholds (assuming houschold size
shrinks Lo 3.25 in the year 2015}

It is estimaled (hat 75 percent of urban farmilies live in substandard housing. This
amounls to approximately 4 million families which will grow to 9 miilion in 23
years if nothing is done to address (he urban housing problem. Tackling this problem
with a long-term perceptive will require the preparation of a national housing needs
assessment focusing on mapid-growih areas (smaller wwns and NW/SE corridor),
addressing the need for fand and supperling inlrastructure with special atiention
directed to the needs of the urban poor. Special efforts would be needed to develop
specialized housing finance inslitutions to meet the housing credit need of lower and
middle income households. Encouraging the development of market-based housing
finance institutions would be crucial for addressing resource constraims in the
private secior which would have to play the major role in providing housing

infrastructure.

2.3 Situation of Residential accommodation In Dhaka

The inhabitants of Thaka city are having bitler expenience regarding the acute
shortage of residential accommodation. There is housing crisis in the country both
in the rural and urban areas. Housing need is a complex and ever changing process.
Housing need 15 dependent on a number of interrelaied factor. The government
intends to create a favorable and conductive enviromment in the country to give
impetus 10 the housing sector. The government will endeavor to provide housing to
every citizen of Bangladesh through various measures, incentives, motivation,
planning and management. The constitution of the Peoples Republic of Bangladesh
advocates that the people are (he utmost concern for the state (the Constitution
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1972, Arnicles 15 to 20 ). They {(the people) are eniitled 1o gnjoy the benefits of

human setilement s for a healthy and productive life in barmoeny with nature and in
harmony with shared spiritual and moral values and ethnical considerations. The
government of Bangladesh has given importance in providing residential
accommodation for the citizens. Some of the steps also taken by the government to
this effect .In Fifth Five Year Plan 1997-2002 of Bangladesh housing for people has
been piven due importance mentioning “Housing is one of the most impaortant
basic needs of life. In the Draft National Housing Policy 1993 housing has been
described as “one of the threc basic primary needs and is equally imporiant a5 food
and clothing.™

2.4 Urban Development Administration

The institutional framework adopted for the planning end development of urban
areas of Bangladesh in geneml and Dhaka Meiropolitan Area in particular present
the coexislence of a number of national, sectoral and local special agencies. Four
types, seclora! agencies occupy a dominant role in the development process
followed by local and special agencies. National agencies concerned about urban
development are viz, the National Economic CUNCIL NEC, the planning
Commission PC the Urban Development Dim:ctort-ltc UDD and the Board of

Tavestment BOI

The NEC takes decisions ou nalional economic planning including smvestment in
the metropolitan areas.  Although the four metropolitan areas. ie Dhaka
Chitiagong, Khulna and Rajshahi are excluded, the UDD is the only government
departmetn responsible for physical planmug at the national leve. Special agencies
created for undertaking development of Dhaka and at the same time io provide
essential services are  viz. The Rajdhan} Unnayan Karlripakkha RAJUK. the Dhaka
Waler and Sewerage Authonty DWASA, the Dhaka Electric supply DES, the
Dhaka Metropolilan police DMP and the Cantonment Board CB. Local lewel
agencies concerned with the planning and development of DMF are, viz, the Dhaka
City Corporation DCC, Tong Pavrashava TP and Narayangan) Paurashava NP, the

r
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Zilla and Upazila Panishads. Multiple institution belonging (o different ministries are

involved in the planning and development of DMA.

Some special purpose and devclopment authorities also exist to meet the growing
demand for urban services in the far largest cities with municipal Corporations The
creation of such special authorities put pressure on the fiscal base and technical
resources. These bodies have also received greater ahention form the povernment.
However, their performance, specially with respect to the urban poor are not better
than the Lraditional urban goverament.

a) Municipal Govemment

b) Municipal Corporation

¢} Pourashava

d) Special Development Authority

e} Rajdhani Unnayan Karipakhya: RAJUEK

f) Chittagon Developmem Awhority: CDA

g} Khulna Development Authority: KDA

h) Rajshahi Town Development Authrotty: RTDA
i} Special Purpose Anthonty

j) Dhzka Water & Sewerage Auithonty : DWASA
k} Chittagong Water and Sewcrage Anthorily : CWASA
IY Special Government Bodies

m} Public Works Depariment : PWD

n} Housing and Settlement Directorate . H5D

0} Urban Deveiopment Directorate : UDD

p} Deps. of Public Health & Engincering : DPHE
q) Local Govemnmem Engineering Burcau : LGEB

The urban areas with municipal government have a fairly broad revenue stracture of
which property taxes and government grants are most imporiant. Municipai
governments offer a vanery of functions but more particularly stressing on

conservancy, water supply, street lighting and road maintenance. Services like
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heaith, cducation like health, education, transport, and social welfare receive

relatively litile atlention. Municipal governments have very little scope in their

present traditional struchure to address needs of the poor.

Howcver, some of the municipalines have recently initiated relevant development
programs for slum dwellers with support from UNICEF and other agencies. There is
also a sign of new thinking in zeorgnnizing the municipal administrtive and service
delivery structure keeping in view the necd of the urban poer. There is & need for
reorganizipg and re-structuring and strengthening municipal government in
Bangladesh with appropnate focus on planning for the alleviation of urban poverty
and for initiating appropriate programs for the overall development of the urban

POOL.

2.5 Urban Growth :
The rate of urbanization in Bangladesh ranks amongst Lhe highest in the world.

Experts generally agree that this rapid urban growth will continue in the foreseeable
future irrespective of whatever rural development policy the administration may
choose to adopt. The ongoing surge in urban population has naturally generaled
comesponding demands on housing, basic amenities and (raffic as weil as on work
places. No urban area is ablc to adequalelv respond to he situation, specially in

terms of access 10 and use of land.

The residemial or commercial areas of the city would feel unprecedented

population growth. Here utban growth is used for growth of urban population.

Growth of wrban population in Dhaka, 25 well as in Bangladesh is dependent on

some faclors, such as.

1. High natural increase of native urban pepulation,

2. Territoral extension of existing urban areas and change i the definition of
*urban areas’ and

3. Mupration torm rural areas due to various socio-economic reasons. Migration of
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course has been the most dominant compenent of population growth in Dhaka which

{or the national urban population. Change contributed 40% during the 1974-Bl

penod.

Both rural push and the urban pull factors have contributed to the large scale rural
urban migration in Dhaka curing the recent decades. As rural population increases,
Jand-man ratic worsens resulting in further rural landlines. The agriculture sector is
anable o absorb the increasing members of the labor force. There i3 widespread
unemployment or under employment. The rura! push becomes strong. Natural
hazards like riverbank erosion, cyclones, tornadoes, tidal surges, droughts and floods
ate other, and to some extent regional area specific, push faclors. Many social
factors also act as rural push actors are the reel or percerved opportunities for
employmenl, secunty, education and other social developmenl, security, education
and other social development m urban centers. Mamage of tural women to rural
wban migrants is yet another major pull factor. On the whole, however the
ecouomic group of actors dominate. Tahle 2.3 represents the various reasons for

migration to Dhaka.
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For Dhaka cty, largest proportion of migrants came from Faridpur, Dhaka, Comilla.
Barisal, Noakhali, Mymensingh and Patuakhali. Table 2.4 represents the number of

poor migrants es well as olher migrants form all classes from different dustricts of

Bangladesh Lo Dhaka City .

Table 2 4 ' District of Origin of Migrant Population of Dhaka City

District Poor All Class Total
Migranis
Number | Percent | Number | Percent | Nimber | Percent
- Fartdpur 2241 206 | 2183 13.7 4424 16.5
Dhaka 2140 197 | 2173 13.7 4313 16.1
Comilla 1657 153 | 22190 14.0 3876 t4.5
{ Barisal ) 2020 186 | 1497 194 3517 13.2
Noakhali 373 3.4 2024 12.7 2397 9.0
Mymensingh 756 7o T 024 6.4 1780 6.7
Patuakhali 217 2.0 361 3.5 778 2.9
Tangail 716 73 1470 |30 1778 |29
Jamatpur 320 2.9 291 1.8 611 2.3
Rangpur 229 21 335 2.1 561 2.1
Sylhet 80 07 429 2, 509 9
Jessore 71 0.7 376 2.4 447 1.7
Pabna 111 1.0 311 2.0 424 1.6
Khyina 143 1.3 776 1.7 419 1.6
Rajshahi 4 |04 1362 2.3 403 1.5
Dinajpur 55 0.5 341 21 36 1.5
Chittagong 62 | 0.6 325 2.0 387 |14
Kushtia 36 3 280 1.8 316 1.2
Bogra 20 02 219 1.6 269 1.6
Chittagong H.T. 10 0.1 136 0.9 116 0.5
International 128 1000 |19 jol 147 0.5
Toal 10858 15881 | 1000 | 26789 | 100.8

Source: Mahbuby and Islam {1990}
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2.6 Urban planning and Management

The city grows more outside than within planning. Administration and management
style is ouldated, ineflicient and quite ofien commupticn infested. Institulions for
urban planning and management and land and housing development have to be
redesigned to suit the needs of the time, present and future. There is a crilical
problem in coordinating the activitics of the many agencies cngaged in the
provision of utility and other services to the city. It is difficult to visualize how we
shall manage a metropolis in future We can take pride in a few nice rich small
enclaves, somne new parks, some wide new avenues, but the real preblems remain

still unmesolved or even unlouched.

In most case, there had hardly been any control at all and towns or even cities grew
and expanded without any plans and in an ¢xtremely hazard and unwieldy manner.
Only the four metropolitan cilies and Dhaka, have their city planning and
development authoritics (like RAJUK, CDA, KDA, & RTDA) and Master plans.
These gities have far less number of planners which is extremnely few tempered to
the needs of the city. Stabstically speaking, there is only one planner on an average
for every 1 million people of Dhaka. Aparnt from the severe constramt of lack of
adequale number of planning personnel, the cities with Masier Plans provide only
general guidelines, the need for detail local plans and zona! plans are of paramount
importance, City plans do not show land allocation for the poor. These did not even
show existing slums and squatter settlements. City Panning organization of do not
have any specilic call or department to deal with land and housing development for

all peopie

2.7 Urban Land Yohcy

Urhan land policy can be defined as government policy on the ownership and use of
urban land resources. Many Clemens of such a policy already exist m the law and
administration for land ownership and tenure for land use control, etc. Some specilic
objectives of urban land policy can be recommended for most eountnes. First, is the
need to imptove the operation of the govermment sector in Lhe development and use

of the necd. Sceond, 15 the need to improve the operation of the private sector in the
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development and use of urban land. The Co-ordination of all the government land
activitics Lo its land obiectives through the land policy can also create a strong and
direcied frame work to puide the privale swifor land activities, The definition of
urban land policy as govemment policy on Lthe ownership and use of urban land
resources indicates hat it stands below (or within) urbanization policy and above

land use plarming policy.

There is a panicularly strong relationship between land policy and to housing policy,
for a number of reasens, Thus, housing 1s the mein urban land usc. Achieving
adequate land supply for housing development particularly for low-income
households, is one of the main issues in housing policy. A national urban land palicy
operates at two levels, at central government level for the whole country and at the

local level for each city and town.
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Figure 2.1. Urban Land Policy and related areas of Government Policy

2.8 Land ceiling and Land Tenure policy

The objectives of land ceiling are to prevent the concentration of vrban land in the
hands of a few persons, to bning aboul an ¢quitable distnbulion of land in urban
agglomerations to serve the commen goal, and to stop speculation and profiteenng
therein, But the main weaknesses of this policy instrument are that 1t does not ensure
construction of new houses, does not provide incentive for new construchion and
does not ensure efficient ublization of urban land. In a situation like Dhaka city

where there s a very acute shoriage of housing, the policy of land ceiling afone will
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not be a very effective method to substantially improve the situation of housing

shortage.

Urban areas, ho such ceiling of ownership of land was defined except in the Report
of the 1982 Land Reforms Committee (GOB), 1983). The ceiling as set at only 3
katha of land for the four metropolitan cities and at 10 katha for ather cities and
towns. However, no particle measure was laken to implement this recommendation
and the 1984 Land Reforms Ordinance does not make any mention of urban land
ceiling. An earlier reference in a Government document towards the need for an

urban land ceiling is to be found in the 1976 Habilat Report.

Directorate General of Land Records and Surveys (DGLR) has the charler of duties
of preparing mouza maps changing from time to ume. There is no map of land
ownership throughout the urban areas as a whole. There in no scope for analysis of
e[ficient utilization to land owned privately or publicly. Mapping of all land parcels
for cffective management of urban land in the urban areas is indispensable. The
oftice of the Directorate General of Land Records and Surveying (DGIRS) under the
Ministry of land is historically vested with this responsibility.,

Various types of tenure on land exist in Bangladesh. in the urban areas, long and
shart term leases have been practiced as forms of tenure on land. Thus 99 year
leases have been atlowed in most of the publicly developed residential lands in
Dhaka and other cities. Similar tenure is also given to Resettlements for slum and
squatter dwellers (as in Mirpur and Dattapra-Ershad Nagar, Tongi). However, some
of these urban resetiiements are on purely temporary (and undefined Jength of time)
tenure. For example, Lhe resetilement camp at Demra enjoy such lemporary tenure.

The currert rescttlement scheme for slum dwellers of Dhake undertaken by the
Dhaka Municipal Corporation ¢nly have rental tenurc.

2.9 Land ownership pattern in Dhaka
Owmership of land plays an important role in the socio-political power of the
counlry. A study was conducted in 1981 by the Land Ministry to ascertain the land
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ownership pattern of Dhaka City (MOL 1982) Md. Abdul Wahsb was a member of
(he survey team. At that time the Dhaka Munictpal Corporation was much smaller
than its present size. There were spearate Paurashaves at Mirpur and Guishan.
Dhaka Municipal Corporation, Mirpur Paurashava and Gulshan Paurahwhava were
covered under that study. Two stage stratified sample survey was employed for

collecting dala

The collected data were categorised in ten groups within 0.0333 area (1 katha) upto
2.0 areas About 77 percent of the holdings are below 0.165 percent of the tolal
holdings. Large unmber of holdings (27 percent) are below 0.033acres. Again the
holdings below 0,165 acres (10kathas} represenung 77 percent have got only 36
percent of the 1olal arez under their posscssion. The largest arga (16.85 percent} were
occupied by the holdings of size group 0.04825 acres- (.165 acres {5 khatha to 10
khatha). Only 23 percent of the boldings have 41 percent of the total area in their
possession. Thus the uneven distribution of land in Dhaka City is evident. Efforts -
were also made to show (he land distnbution patierns of the earlier Dhaka Municipal

Corporation. Mirpur Paurashava and Guishan Paurashava.

There is a wide variation in the average size of holdings among Dhaka, Mirpur,
Gulshan Paurshavas. The average size of holdings at Mirpur is only 0.0808 acres,
the average size of holdings at Gulshan and Dhaka Municipal Corporation are
0.1464 acres and 0.1814 acres respectively (MOL 1982:18,19 and 20). Land was
being primarily used for residence but in some cases there may be attached shop,
office, factory, etc. The average owned area vanes widely in Dhaka Municipal
Corporation, Mirpur Paurashava and Gulshan Paurashava. The average lang owned
are in Dhaka Municipal Corporation, Mirpur and Gulshan are 0.1449, 0.1094 and
0.2628 acres respectively. The survey alsorevealed Lhat abouf 84 percent of the
abscniee owners reside in own house other than the one under investigation. 5.63
pescent of the absentee owners reside in govemment owned houses letting out their
own houses. About 9,13 percent of them reside in hired houses. Land is acquired by

inheritance, gift or purchase Some 59 percent of land io Dhaka city area were
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acquired by purchase. About 75 petcent of inance was managed from the own

sources for purchasing the land.

2.10 Land use pattern in Dhaka

Scarce Jand and sub-optimal use of land, especially evident in Dhaka, are major

constraints on developing urban housing in the privaie sector. The physical supply of
urban land is one factor. In Dhaka it has pushed growth out lo the peripbery. Also

imporlant are such institutional factors as poor tendril and property nghts, an

outdated mode of keeping land records, absence of zoning, lock of proper property

valuation , laxation and its collection, poor land use planning (by RAJ UK and olher
development agencies), umperfect and limited information and, lastly, low levels of
wrban services, Combined with these Tremendous perssure on the legal and

administrative framework has created weak incentives to recycle land for optimale

density of land use. A Comparison of land-use density among the megacities of Asia

indicates that Dhaka is much less densely populated than cities where land markers

wie betler developed, such as, Jakarta, Manila, and Seoul.

The following 18ble shows the primary us¢ of privately owned fand in Dhaka

Table- 2.5 : Use of Privalely owned Land in Dhaka

Type of use Percentage of total privately owned holdings
Residence 87.64

Shop 4.91

Office 1.21

Factory - 1 1.88

Vacant 1.19

Others 316

All uses 100.00

Source: Ministry of Lands, GOB (1982).

Only about 16% of the holdings reporied secondary use consisting matnly of shops,
followed by factory and other uses. In fact, in respect of both primary and secondary
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use, shopping use is likely to be much greater in practice. This is mainly because
sate of land development tax and municipal rates are much higher for shops than
residential houses. The main uses of government fand in Dhaka city are residential
{including unauthorized squatter settlement), public utilities and government offices.
Residential land has taken up about one-quarter of the tolal land in Dhaka city:
another 3.50% land is occupied hy industry and commerce and the temaining 73%

1and is devoled W agriculture.

Table-2.6 - Land use Pattern for Privately Owned Land in and Around

Dhaka City
Name of Tehsil | Industrial/ Residentia | Agricultural | Total
Commercial | 1Land Land
Gulshan 32.00 2513.00 16378.00 18923.00
Tejgaon 260.00 542.00 | 29.00 831.00
Mobammadpur* | 26.00 738.00 1267.00 2031.00
Mirpur** 258.00 1696.00 | 9224.00 11196.00
Demra*™ 259.00 2405.00 19046200 1312600
Lalbagh 320.00 629,00 - 1249.0G
Sutrapur 208.00 486,00 - 694,00
"Motijheel 52.00 TF00 |- £29.00
Kotwali 107.00 171.00 - 278.060
Dhanmondi 254.00 1153.00 - 1407.00
Ramna 32.00 636.00 - 668.00
Total 1808.00 {2046.00 | 37388.00 51242.00
(3.5%) ] 23.55) (73%)

Source: Dhaka Collectoraie, 1989,

The inter temporal trends in land use¢ in Dbaka city are follows {interview with

Dhaka city revenue officials in 1989)

Area under agricuiture is {ast agriculture,

Residential use of land is on the steep increase at the cost of agricultural land, while

commercial use,
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Industrial use is increasing but not as fast as commercial use. Brick making is one
popular “indusiral” use of previously agricultural land and environmenlal

degradation.

2.11 Residential Areas

The residential areas of Dhaka city are located in several distinct zones. Such zones
can be identified bout in old and new Dhaka, Wan and Rankin Street areas are
typical examples of upper middle class residential zones of the old parl of Lhe cityl
Lower and middle ¢lass residential areas of old town are Lalbagh {West), Khaja
Dewan, Rahmatgonj, box: Bazar, Bangsal, Moulvi Bazar, Hazaribagh, Sutrapur,
Moneshwar Lane, Siddigue Bazar, Farashgonj, Nawabpur, Gandaria, Armanitola,
Fakirapool, Narinda, Badda Nagar, etc.

In new town, lower class und middle class (imxed) residential areas are all over
Basabo, Mugdapara, Madariek, Azimpur, Kamalapur, Motijheel, Shahjahanpur,
Nayapattan, Jatubari, Aramhagh, Shant: Nagar, Moghbazar, Malibagh, Green Road,
New Circular Kaod, New Elephant Road, Rayer Bazar, Jikatofa, Kathal Bagan, Free
School Street, Hatirpool, Jurain, Rajar Bagh, Ahamedbagh, Sabjubagh, and other
areas.Larpe concentrations of lower class and middle class (mixed) residential areas

are localed in Mohammapur and Mirpur of new Dhaka.

I Gulshan area tower and middle class (mixed housing system) residentiai areas are
localed at Karmitola, Baddah, and Mohakhali, Purely middle ¢lass mominant areas
are new Elephant Raod, Azimpur, Nayapaltah, Quler Dhanmondi Residential Area,
New Eskaton Road, Gulshan, Banani, Renman, and part of Sher-e-Bangla Nagar.

Siums and squatiers are distributed in an irmeguiar manner throughout the city, the
more prominent among these are located in wesiemn Lalbagh, Nawabgon,
Enayetgong], Hazanbagh, Baddab, Gandaria, Suritola, Bahar, Kumartuli,
Shakhari Bazam, Hakshi Bazar, Gopibagh, Madartek, Zinda Basabe, Fakirapool,
Nilkhet, Fulbaria, Moghbazar,University Campus Arvd, Bhasantek, Mirpur
Nakhalpara, Mohakhali and in other ares of the city.
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Rural Housing systems, within the municipal boundary of the city are found 1n
Madarek, Mughdapara, Surain, Jairabari and in different parts of Mirpur thana, In
Gulshan area localities having rural type houses are Shahjadpur, Badde,
Katachandpur, Jaganthpur Nowabda, and other areas.

2,12 Land value in Dhaka eity

Dhaka has experienced and unprecedented increase in land value since the early
seventies. In the past decade Dhaka has mainly developed along the two main Bxis
towards the norlh of Dhaka. Due to huge increase in the population of Dheka, the
pressure on Jand for residential use has been very high. Since (he sixties until today
RAJUK has provided only ebout seven thousand piots at subsidized rate mainly for
the middle and upper income groups. The value of land in Dhaka city, mainly in the
central area, has increased at a rate much higher than the rate of any other
commodity. While between 1969 the cost of living in Dhaka has increased 4 foids,
the prive uf lugh ctass residential iund has increased 25 1o 35 foids .In (he absence uf
any proper lund value records it iy very dilficult to compare the land value over the
past decades. i
ncrease-intandvalue between1 074 and 1980

Tt can be seen from Table 2.6 that the average price has increased sbout 25 times
between 1974 and 1989 {as for example, is Shanlinagar the price has increased from
Tk. 300 per sq. meter to Tk 7,500 per sq. meter).It has been stated that the big real
estale compames are mainly responsible for the mgh price of land in the central mea
beeause they pay a much higher price for a goad price of land. it is argued that due
to this reason middle and upper middle ¢lass families are heing unabie to buy Jand in
Dhaka,

We are of the opimion, however, that real-eslate companies are just one among
several reasons for the rise in price as the value of urban tand is actually determined
and fixed through competition in a complex economic process. Besides, there are
olher Factors which mflyence urban tand value, These arc social values, customs and
others. On carefully anatysts (he fand vatus trend of Dhak city and the suburbs for
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the Jast twenty years, a number of causes of high land value has been rdentificd as
tollows:- ’

a) Lack of investment opportunily in other sectors of economy.

b} Rapid urbamization and consequent scarcity of urban land.

¢) Uncontroiled land market.

d) Lack of compsehensive land policy.

¢) Inappropriate axation policy

f) Political instability,

o) High zate of inflatton.

h) Land speculation and the rele played by brokers,

iy Land ownership being regarded as a symbol of Bangladeshis abroad, especially
form the Middie-East.

i} Land purchase by real-cstate developers.

There are several reasons for (his galloping land price in Dhaka City. Firstly, given
the lack of productive investment opportunities with high relurms, tiw wian nch und
high income Bangladesh expatriates living abroad find investment in land most
secure and profitable. Secondly, the population pressure on Dhaka city being acute,
demand for any Iand for any land for either housing or commercial use far exceeds
its supply. Thirdly, government fiscal system has miserably failed to mop up the
uneamed income obtained shrough land speculation and rack remting. Fourthly, a
number of housing societies and companies, which mushroomed in recent years,
have in collusion with the authorities, Tuelled the land price spiraling process by
illegally prabbing and stockpiling land, either in violation of the land ceiling

provision or by obtaining exemptions trom the government.

2.13 Land and housing development through Government assistance

Land is usually developed through govemment agencies in the snner as well as outer
fringes. In Dhaka city, it is mamly RAJUK which s responsible for land hnusing
development and to lease out land to private indwviduals, usually for a period of 99
years. In this type. The leasehold enjoys all (he privileges of a frecholder except for
transfcr or sale, when approval is necessary form fthe concemed government
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authonty. Qlher than RAJUK, PWD, UDD, HSD and C & B arc also responsible
for the development of land in Dhaka city. At present RAJUK is the most imporiant
public sector agency for land development. With the permission of the concerned
Ministry, lhe povernment authorities acquire suburban and fringe lands for
desipnaled purpose by compensating the owners of these lands. Following this the
concerned authority subdivides the land imo residential plots with necessary
infrastructure. The plots are then transferred through sale by the authority to private
individuals for a lessee of 99 years and the allocations of such plots are suppesed ¢

be made considering income, occupation age, previous ownership of land in the city

imcome tax clearance etc.

In land developed by govemmem agencies, the land uscs are well defined and the
quality of infrastructure services are of high standard. Finally, the allots build their
own houses, after having obtained approval of the layout plan from RAJUK. Thus
they become owner occupicr or land lord occupiers or land investors who ¢an rent
out through rentat housing market. Some of the authonties, particuiardy HSD. have
often served as the builder developer and fiats or mucleus houses were made
available for sale directly to the private individuzls . Resettlement of slum and
squatier dwellers form the inmer city to Mirpur, Demra and Dattapara, Tongi, since
1975 is another example of fringe land development for housing the wban poor
through government assislance. Once again the government agencies are engaged in
land and residential development process mosily in the northern and north eastern
fringe arcas of Dhaka city.

2.14 Land and housing development thrungh formal private sector, agencies.

Land and residential developinent through private sector housing companies or
housing cooperalive societies has become more active in the B0s in the fringe arcas
of Dhaka city. The commercial housing companies buy land in the fringe arcas, then
make a subdivision ptan for that particular land parcel and gei approval from the
goncemned authonty, Then they subdivide the land, sometime develop it by flling
and then snake allotments. :lot sizes generally vary between 200 sq. meters to 700

sq. melers. In most cases these private develnpers do not lake the responsibility of
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instatlation on necessary infrastructurc. In such cases 1t becomes the duty of the
serve mainly as land developers or subdivides. Only a few among the many real
cstate companies have gone for housing development itself. However, increasing
number of such companies scem to have become interested in aclual housing
activities in the recent years, It has been alleged that commercial housing companies -
are motivated pnmarily in making high profits and are occasionally involved in

frauding through land transaction.

The cooperative sociery supported land and housmg develepments are concentrated
mostly in the inner north-west fringe and the inner north-west fringe. Only recently

some sociches have also s1arled 1o operats in the eastern fmnge areas.



33
Chapter 3 : Role of the State in Housing Provision

3.1 Introduction

This chapter, discusses the housing problem of Dhaka city, how the state and its
different agencies, such as- RAJUK, PWD, HSD and DD act to solve the problem.
Housing is one of the five basic human needs and sccess Lo safe and adequate
housing is guaranteed by the constitution. Occasionally the Government. has
pledged to meet the Housing for All Commitment by the year 2000. Housing is not
even considered 2 major Sector in budgetary allocation. Unforiunately, the
government’s achieverment m amy areas is very insignificant, compared tv the
massive nceds and demands. The total record of housing construction, land
development and plot allotment, etc., may not have benefited over than 200,000
households throughout the whole couniry {Siddiqua,1999).

From a base of 24 million people in 1996, (20 percent of a totai of 122 mitilion).
Bangladesh’s urban population 1s expecled to reach 30 million at century’s end,
about 50 million by 2010 and nearly 80 mitlion in 2020. These projections are based
on the assumption of an average annual growth rate of 6.4 percent up to 2000, 5.3
percent between 2000-20710 and 4.3 percent thereafler. Given past and present
trends, Dhaka statistical metropolitan area (DSMA), 8 megacity holding over 8
million people, will reach 11 mitlion people at the millennium, 14-16 millior by
2010 and 15-20 million by the vear 2020 {World Bank, 1998} The "push factor’
driving people to urban centers comes from the inexorable growth of rural
population and a lack of employment oppertunities there, The existing situation in
Dhaka city is fast deteriorating due to rapid increese of urban growth. The
population of the city is almost-doubling every decade but the housing stock is not
increasing proportionately. The different organizations under ministry of Housing
and public works ere trying 10 solve the housing problem in the Dhaka city. Besides
these other Governmem & Semi-government organizations private developers
Jindividuals are trying to filt up the shortage of housing in the Dhaka City. Land and

residential development occurs through two main processes, namely formal and
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informal. In the formal process quite a number of both private and public agencigs

are involved, whereas in the informal process imdividual households or groups of

households may be involved.

3.2 Public and Private Sector Housing

The different Departments / Directorates namely department of Archilecture. Public
works Depariment (PWD) Housing & Setilement Directorate (HSD), city
Dievelopment Authonties (RAJTUKY and Urban Development Directorate {UDD) ect.
under the mmisiry of Housing & Public works are involve in the public seclor
housing. The Public Works Deparlment concemed with the construction &
mainicnance of Govt. of Govt. Officer/institutional buwlding and public housing for
povernment servants Housing & Serlement Directorate is vested with the
responsibility of building houses and sile development & sale of serviced
residential plots for peneral public, specially for low In come group. The city
Development Authority 15 responsible for land acquisition, site development and
sale of serviced rtesidemtial plots and also approval of building plans for
Construction. The Department of Architecture is responsible for designing all govt,
buildings and public housing schemes. UDD limits it’s role only to urban
development program. Besides different projects and programs by the public sector
vanous govt. deparlments, autonomous bodics, sector corporanons, nationalized
banks and finaocial institutions, educatonal institvtions have their own  stalf
housing colonies. In spite of all efforts by the public sector, there is a serous
backlog of housing particularly for the low and middle income people who can
hardly compete in the open market for geting a shelter. The echievement of the
various public sector organizations working for houstng in the ctty is far behind the
requiremem and this implics that present and future emphasis should be given to
housing the low and middle income groups of people by the public sector.

The public Seclor’s role was pnmartly limited to -
Building houses and flats for its employees (renizl units)
Developing sites and services (plot allotment) for upper income groups as well as

for some low income groups.
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Sile and services with core houses for low income groups.

Rental housing units for low and middle income groups at Mirpur and

Mohammadpur in Dhaka.

House building toans to mostly middle and upper income groups in the urban areas,

and finally

As for housing delivery the formal segiors contribution is estimated to be around 5%
leaving the rest of he supply to the private sector (Shafi 2001). The functional

grouping of agencies in the Government seclor may be summanized as follows

National Economic Council

Planming Commission

Ministry of Finance

Ministry Of Works

Housing Settlement direclorate

Urban Development Directorate

Public Works depariment

- Policy and Programme

decisions

- Policy and programme review,
coordination of urban development

and housing.

- Funding

- Urban planning and housing
development, construction of public
hualdings;.

- Public housing programme

- Urban and regional planung and policy
recommendations.
- Construction and mainienance of

government buildings and staff housing.



Housing And Building

Research Institule

Ministry of Locel Govt
Rural development and

Cooperatives

L.ocal Govi. Engineenng
Degpaniment.

Bangladesh Rural development
Board

Department of Public Health

Enmneenng

Water Supply and Sewernge

Authonties

Municipal Corporation and

Pourashavas

Ministry of Land

Office of the Commissioner

of rent and Settlement

City Development Authorities
Jegulation (Dhaka, Chittagong, Khulna,
Rajshahi}).
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- Matenial and construction

- rescarch/development
- Construction and maintenance of urban

Service

- Infrastruciure development, low income

housing

-Rural development and housing.

-Water Supply and Sanitation except in

{Dhaka and Chittagong).

- Walet, Sewerage and drainage
{ Dhzka and Chituagong).

-Maintenance of urban services.

- Supply of land, rural housing.

-Allocation of public housing; collection
instailment payment.

-Physicel planning, land development
sale of devcioped land.
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Other Autonomous Bodies -Housing for employecs

{Bangladesh Bank, Telephong and

Telegraph company, Postal senvices,

elc.}

Bangladesh House Buillding -Maortage lending.

Finance Corporation

NGO Affairs Bureau -Repmistration and licensing NGO's.

Housing production is the main aclivity of the Ministry of Works {(Mow} This
Mmusiry 1s of two Mimstries at the apex of the institutional structure for housing
and urban development as under varying degree of control and supervision, ning (%)
agencies engaped in urban and regional planning, land developmend, buiiding and
housing and construction, slum clearance, land-use and development regulanon,
estalc management including repair, mainlenance and rehabilitation, allocation for
rent or Jong-term lease of housing unils, and construction and matenal research.
Four(4} of these agencics are corporale bodies; Lhe other live (3) are line agencies.
The Mimstry decides matters pertaining to development projects. It releases funds to
attached apencies and monitors their use and processes proposals for land
acquisition. It reviews projects and development budget proposals for the different
agencies. These proposals are consolidated o become the Ministry’s budget
proposal for inclusion in the Annual Development Programme. The Ministry’s main
actvities involve monitoring the performance hy the agencies of their respective

functions.

The Housing Building Finance Corporation (HBFC} is the only public sector
resource institution for providing loans for house building to pnvate individuats. The
instituiion is now facing senous lack ol finance to provide more loans. Morcover,
the member of defaullers in loan repayment is also very high. The various govl.
departments and aulonommous bodies concemed with the housing of the city are aiso
facing acute shortage of funds for taking up new projects and programs. The land in
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question is very important for housing and lack of buildable land is constraining

housing development 11 the city.

Formal private Sector Housipge:

The contribution of the formal private sector in housing is very negligible compared
to the self-help and self financed housing in the city. Although there are a sigmficant
number of housing companies and co-opetative operating in the seclor, they are
mainly interested to develop plots and construct flats for the upper income group of
people who can pay that (n a iump or in a few short interval installments. The cost
of plots and flats and fats in comparatively mnch higher in this sector than those in
the public sector or seif financed and self help bnilding. Most of the housing esiates
developed by private developers have low qualilty of infrastructure and Ser¥ices,
like marrow roads, closely & spaced multistoried lat buildings, less open space,
elc. No effective govi. Step has yet been taken either to promote pi'ﬂfate sector

activities or to coatrol Lhem.

In the privatc sector, developers have been catering Lo sections of the public through
development of multsioried spartments. Building design and quahty of these
buildings are of high siandards and expensive; therefore, out of reach of low-income
people, specifically the urban poor Private houscholds have played the most
significant role in providing housing for (he millions of dwellers. Houscholds, by
themselves or in-groups, are zble to supply more than 90% of the housing slock
within the city and cater to all income catepories (Hafiz, 2001). It is the initiatives of
the private scctors that allow for large-scale housing provision in the city of Dhaka.
Their initiatives range from slum settfements to quality houses. But the low-income
settlements lack or are inadequately equipped with infrastructure facilities and are
located on marginal land where the risk of eviction is minimal. In Dhaka Private
Housing Cooperatives and Housing Companies have been active since the 1950s
iraining some momentum in the 1980s. The Activities of these companies were
limited lo conversion of agricultural land and developmem for furure sale and
distribution. The aim of these agencies was profit making; therefore these agencies

catered mainly to middle income and higher-middle income houscholds.
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Eroveie Housing:

49.39% of the houssholds live in rented houses and most of these rented houses are
owned by privale individuals (Ahmed, ). A person at his own elforts manages 1o
purchase a piece of land on which he lakes up construction by taking loans from
financial insututions or fends and relatives. This is the most common wey of
acquiring & house in the city. The majonty of housing stock of Dhaka city is owned

by privale individuals built by personal initiatives.

1.3 National Hoensing Policy, 1993

In December 1993, The Covt. approved the National Housing Policy. The policy,
clearly underlines the strategy of ennoblement in the forms of promoling house
building in the formal & iuformal privale sector specific gudelines have beeu given
in managing land, finance and building materials and techmology. The National
Housing policy has also a proposal to establish a Nationzl Housing Authorilty
(NHA) which will promote and support rural and urban housing.

Program of the Fifth Five Year Plan 1997-2002 m housing sector.

The Fifth Five Year Plan recognizes that the housing is one of the most important
basic needs of life and at preset, there is an acute shortage of affordable housing
both in urban and rural areas of Bangladesh. It also recognizes the National Housing
policy and its Strategies and guidelnes. The objectives & the policies of the ffth

five year plan in housing sector are as (oliows:

Objectives:

i, Developmemt of low cost houscs/multi-storied  building  for
housing/resetilement of Slum-dwellers the disadvaniage, the destitute and the
shelter less poor and in situ development of the slum and squatters

i, Development of site & services for residential accommodation of low &
middle in come groups of people.

jii. Construction of condomipiums for low and middle income groups of people.

jv. Constructioo of multi-storied {lats for sale o govt. cmployees at dilferem

places to ease the accommodation problem.
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vii
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Construction of housing facilities for working women,

Construction of low cost houses in the coastal areas of Bangladesh and

Involvement of the private seclor with necessary mncentives for s preater

paricipation in the houstng sub-sector.

Policigs’

ii,

11i.

iv.

Vil

il

ix.

AL

A National Housmg Authority will be set up in accordance with the Nauonal
Housing policy of 1993 to address, inter alia, the housing problem of the low
and middle income groups of people, the disadvaniaged, the destitute and the
shelter-less poor.

Govi, Khas land will be issued to the maximum extent possible for solving
housing problem, especially for the poorer households.

Tax concession will be given to those who build houses with their own
TES0UTCES

Higher purchase system for housing in the privaie sector will be encouraged.
Tenancy act will be updated for renung houses in the urban areas for mutural
benefit of both the owners and tenants.

Abadoned houses will be turned inlo muttistoried building by the Housing and
Setilement Dircctorate in phases for solving the housing settlement Dircctorate
1n phases for solving the housing problem.

The size of residential plots will be limited to 3 katha in the Dhnka City and 5
Katha in other places in housing estates developed by the govt. and the private
SECtor.

Necessary action will be taken to strictly enforce the Building code of 1993.
Arrangements for soft loans for housing will be made for the poor; Lo thisend a
special fund will be created by the govl.

Rural Housing will be given emphasis to providing befter access fo tand,
finance & cheap, affordabic and durabie building materials and lechnology
following the Grameen Bank model.

Houses for working women wil! bc constructed by the relevant city/lown

authorines and
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xii. Low cost houses in the coaslal areas of Bangladesh will be constructed by the

local bodies and funded by the govt.

3.4 Role of Different Goverament Organizations

To pet necessary information for the research work 15 government high officials of
different organizations, such as RAJUK, PWD,HSD and UDD were interviewed.
Engineers of PWD (Planning ceil), Assistant chief Archilect of FWD, Town
Planners of RAJUK, Executive Engineers of HSD, Dirgctors {Administration and
Finance) of HSD and other oflicers were interviewed for the rese:';lrch, Because the
role of the member of plaanning and development depariment of RAJUK, HSD,
PWD is very important for decision making and planning. But Government officers
couid not help for all imponant information and they were unable 10 give/many

important information for the research work because of their personal and official

problem.
Reole of HSD

Brief account of the gotvities of the HS1L):
The HSD is the agency under the MOW responsible for the government housing

program. The Housing & Settlernent Direclorale has been the principal pubhic sector
agency cngaged in solving the enormous housing problem of the country,
particulariy for the poor, the low & the middle income group of people The end of
the British nule and the partilion of the subcontinent resulted in migration of miliion
of Muslim refugees to the main towns of present Bagnaldesh. They erecled makeshift
houses creating unplanned and vnhygenic condifion. The infllux of these refugees
also produced Lremendous strain on the existing services and infrastructures. In view
of this situahon the then povernment created “Housing wing” under the Works,
Power and Imgation Ministry in 1958, The Government undertook housing program
throughout the country in order to rehabililate the refugees and the local low and
middle-income families in an organized way. The “Housing Wing” was upgraded to
the present Housing & Setliement Direciorate in 1971 after successful comptetion of
the refupee rehabilitation program.
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The Housmg & Settlement Directorale implemented housing projects 1o rehabililete

the Iow income and to provide housing for the muddle income people including Lhe
refugees during the pre-liberation era. During the post libcration era, HSD took in
various housing projects including sites and services & squatter resefilement
projects They were implemented in various urban centers of Dhaka, Chittagong,
Rajshahi, Khulna and the district HQs.

The Housing & Settlement Directorate has successfully carried out numerous
refugee rehabililation schemes, low and middie income housing projecis and
squatter resettlement projects. It has so far established 34 housing estates throughout
the country with all civic & infrastructural facilities. These housing estates consists
of residentizl & rchabilitation plots, fats, core houscs, shops, commercial, industrial

and institutional plots, health cenlers, schools, mosques, parks, play grounds. etc.

List of Housing Estate esiablished by HS{ during 1958-1997
1. Lalmatia Housing Estate, Dhaka
2 Mohammadpur Housing Estate, Dhaka
3. Mirpur Housing Estate, Dhaka
4 Kallyanpur Housing Estate, Dhaka
5.Ferojshah Housing Estate, Chittagong
6.Halishahar Housing Estate, Chittagong
7.8hershab Housing Estate, Chittagong

% .5apurm Housing Estate, Rajshaht

9 Khalishpur Housing Estate, Khuina
10.Boyra Housing Eslate, Khulna
11.Comilla Housing Eslate, Comilla
12 Dinajpur Housing Estate, Dinajpur
13.Rangpur Honsing Estatc, Rangpur
14.5aidpr Housing Estate,Niiphaman
15.Shamahar Housmg Estate, Bogra
16.Bogra Housing Estate, Bogra

17 Kushuia Housing Estate, Kushtia



18.Darshana Housing Estate, Chundanga
19.Jessore Housing Estate, Jessore

20 Maijdee Housing Estate, Noakhali
21.Tangail Housing Estale, Tangail

22 Mymeusingh Housing Eslate, Mymensingh
23.Rupatali Housing Estate, Bansal

24 Patyakhali Patuakhali

25 Shahjala Housing Estate, (1™ phase), Sylhet
26.Fandpur Housing Estate, Fandpur

27 [shwardi V Pabna

28 Natore Housing Estate, Natore

29 Dattapara Housing Estate, Tongi, Gazipur
30 Kaibaliyadham Housing Estate,Chitlagong
31 Rupnagar Housing Estate, Mirpur, Dhaka.
32.Shariatpur Housing Estate, Shanatpur
33.Chandpur Housing Estate, Chandpur
34.Sylhet (2™ Phase), Sylhet

Achievement of HSD during the pre-liberation period, 1938-1971:
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In 1958, the then government took up refugee rehabilitation projects primanly in

Dheka, Chittagong, Rajshahi and Khuina Jessore, Dinajpur, Kushtia, Mymensingh,
Comina, Ishwardi, Saidpur and Rajshi. A st of housing projects implemented by

HSD during the pre-tiberation peniod (58-71) a torl of 38, 346 residenhial umts were

delivered (o the various target groups theyreby giving an imperus to the activities of

the housing sector as & whole



Table- 3.1 Projecis implemented by HSD during 1958-1971

5t | Name of Project/ | Land Tatal houses | Developed Plots in Nos,
M scheme Acquired | constructed ! Total Tatal Tetal Girand
Acress (Flais)* Plots commers | industrial | Tolal
{Rehab}* | ial inatilution
{Shops)* | ai
1 2 3 4 ! ] 7 .
l. Lalmatia & | 53752 31l 2410 1% 8073
Mobammapur, Dhaka {BE3} {46a6]) {467 (7}
ps Merpur, Dhaks 28649 (1 8332 3190 414 260 12396
(430} {1350) | (200 (200 '

Parika!pita Grihayan, 2000 (page-15)

s Govl. toock up housing projects at Lalmatia Mohammadpur and Mirpur in Dhaka,
Achievement dunng post-liberation period 1972-1999 After the liberation housing
problem became more acute in the larger cities the HSD took up flats and plots
projects at different district hesd quarters. The H3D also implemented twin-tinshed
houscs for the squaticrs at Mirpur Dhaka, resetitement of 2600 squater familics at
scetion ~ 11, Mirpur, Dhaka.
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Teble- 3.2 Shows a list of projects implernented by HSD during the period 1972-

1598

3l | Mame of Project Qmty | Project | Total Houses | Plots developad (Mo }
Mg of cast constructed

Lacd { (Tk. in | Basie | Flat | Semi | Reside | Com | Indus/
acres | lach hars |5 puce | ntial merci | Thstit
rehab a (Reha) | al utiona
{Shap | |
}

] 2 3 4 5 & 7 8 9 10

11

1, | Constn. of semi pucca | - 430 40 | 4304 | - - - - -
houses for Bastubaras
at Mirpur, Dhaka

4304

2 | Squatters Resertlement | 9250 | 19334 | 2568 | - - - 180 -
Project at Sec No. 11 4 (180}
Mirpur, Dhaka

2748

3 Constn. of semi-pucca | 60060 | 19244 | - - 1680 | - - -
houses ar  different 7

wban  centres ol ’
Bangladesh i

1680

4 | Comstn, of Flats at | 40.00 | 1162.0 | - TEE - - -
Sec. 14 Mirpur, Dhaka 4] 2

PE52

5 | Constp, of Flats for | 1369 [ 64800 | - 440 | - - - -
low & middle income
group of people &t
Mirpur &
Mohammadpur,
Dhaka

440

i) Constn, of | 150 g3.00 - 43 - - - .
experimental
meltistoried alaty
using prestresaed
CoOncrels &
fermocement
techuoiopy at Badda
Dhaka

43

7 Constee. of Flais of | 034 b6l | - 1 |- - - -
Bangaldesh ~ Wage-
Ezrmers al
Mohammadpur,
Drhaka

16

8 | Sies and senvices | 101LE 13753 4 - - - 1197 39 -
schemes for low & [ O g ’
middle thcome group
of people st Rupnagar
Mirpur Dhaka (17
phase}

1236

9 | Dhaka Uthan | 94.00 | 37977 | - - - 3973 269 118
Infrustruesture 5 {17
improvement Project

4360

source : Parikalpita grihayan, 2000, Page- 30
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8 housing projects {or development of plots and construction of flats implemented.

These are listed in Table-3, A bricf account of the 6 important ones are given

below:

a) Construction of 500 flats of 1000 sft. each for the govi. officers for seling on

hire-purchase sysim at Mohammadpur and Lalmatia, Dhaka.

b} Sites and services for development of plots for low and middle income group

of people at Sec-9, Mirpur, Dhaka.

¢) Sites & Services Scheme for low and middte income group of people at Block-

“F* Mohammadpur, Dhaka

d)Construction of 600 flats (1000 sft=160 nes, 300 sft=260 nos & 500 st = 180
nos) on hire purchase basis for limited income group of people in Dhaka City.
¢)Construction of 600 sfi 150 nos flat for limiled income group of people at

(Rangamati)

f) sites and services scheme for low and middle income group of people plots at

Serajgan)



Table 3.3 List of Projects of HSD Completed from 2001-2002
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Sl | Name of Proiect Onty. | Proje | Developed Plots in Mos.
N of ct Flats | Resident | Com | Indus | Grand
0. Land | cost ial m- ! Total
Acres | (Tk ecial | Tnsht
g in ution
1ac) al
T 12 3 4 5 o] 7 ] 9
1. | Sites & services scheme for | 6984 1 1479, 1§ - 1574 - - 1574
low & middle income group 49
of people at Rupnagar,
Mirpur {2™ phase), Dhaka
2. | Sites & Setvices scheme for | 90.30 | 2653, | - 720 20 - 740
low & middle income group 33
of people at Sylher (2
fhase)
3. | Sites & Serivees scheme for | 168.0 | 5489, | - 2001 279 - 2280
low & rmddle income group | O 25
of people at Sec.-S. Mirpur,
Dhaka
4, | Sites & Services scheme for | 7.67 | 239.2 | - 150 13 . 163
low & oddle income group 0
of people at F Blogk,
Mchammadpor, Dhaka
5. | Constn of 1000 sft flats at | 529 STID | 500 - - " S00
Lalmatia and 189
Mohammadpur, Dhaka for
the Govl. Ovwvicers for
selling on hire purchase
hasis.
6. | Constn. of 600 sft flats for | 10.0¢ | 4953 | 600 | - - - 600
seiling on  hire-purchase 77
basis for low & middle in
come group of people at
Mirpur, Dhaka
7. | Development of sites & | 5000 | 661.0 | - 603 - - 603
services for low and middle 3
income group of pelple at
Sirajgonj.
8 | Constructon of 150 flas of [ 500 1116, | 150 - - - 130
600 sA for selling on hire 28
purchase basis at Rangamati,
Chittagong
Tatal 406.1 | 2231, | 1250 | 6048 312 - 6610
4 04

Source ; Parikalpia Gribayan, 2000, Page- 32
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Projects proposed for implementation during the Fifitk Frve Year Plan.

The HSD placed proposals 1o the government for implemenusion of {lat

construction projects, siles and services projects and projects for rehabihtation of Lhe

destitute and resettlements of squatters during the 5 Five Year Plan period.

How many number of people were served by these projects at different time period

that could not be found from HSD,s previous record or any interview of the

govermnent officers.

The Two million housing programme;
2 million housing program were divided into two types of sub-programs viz.

{a} Direct Housing Sub-program and (b} Indirect Housing Sub-prograrm.

a) Direct Hoosing Sub-Program.

Direct housing sub-program for construction of 30,000 units of housing spread over
the six divisions proposed under this sub-program.

h} indirect Housing Sub-Program.

The indirect housing sub-program included improvement of the existing housing,
self-help comstruclion with the finencial assistancc of the housing finance
institutions. The sub-program helped 1o improve the envirenment. Indirect Housing
progmm for construction of 19,50,000 units of housing spread over Lhe six dive
proposed under this sub-program
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S, Name of Project Onty. of Land | Project Probakle number

HNo. Acres cost (Tk. in iac) | of plots/flats.

1 2 3 4

2 Construction of 648 nos. flats for seiling to Wage-Earmers at Mirpur, Dhaka 1550 17531.89 648

3. Construction of 720 nos. flals for selling o limited income group of people at F, | 6.56 S093.09 720
Bblock, Mohammadpur, Dhaka

4, Construction of 3208 nos, Semi-pucca row house for Basiuharas at Keranigonj, | 64.13 2314.03 3200
Dihaka.

5. Development of sites and services for low and middle income group of people at | 24.70 978.60 296
Surampani.

6. Development of sites and services for Jow and middle income gronp of peopie at | 50 00 748 39 520
Cox's Bazar

7. Development of sites and services for low and meddle income group of people a1 | 91.25 251377 1911
Sec. 15 Mirpur, Dihaka.

8 Development of sites and services for low and middte income proup of people at | 11.42 250.00 200
Maijdee, Noakhali

9. Development of sites and services for low and middle income group of people at | 50.00 50,840 400
Laxmipur

10. Development of sites and services for low and nuddle income group of people af | 104 00 2000.00 1749
boyra, Khulna

11, Development of sites and services for low and middle income group of peopic ar | 80.00 760.00 932
Kishtin,

12. Developinent of sites and services for low and middle income group of people at | 38.75 552 93 469
Begumgani, Noakhali

13 Development of sites and services for low and middle income group of people at { 142.00 472443 2502
Kanchpur, Narayanganj

14. Development of sites and services for low and middle income group of people at | 65.23 660,50 851
Paamichagarh

{Cont)




Table 3.4 {Cang)

50

51 No. | Name of Project {nty. of Land | Project Probable number
Actes cost {Tk. in lag) | of plots/flats.
1 Development of sites and services for low and middle income group of people at | 50 00 665.00 600
5. Ranppur —_
16. Comstruction of 2424 nos, Core houses for Bastubara and destitute families at | 35.00 219000 2424
Duttzpara, Tongi (2" phase}
17. Construction of 3500 nos. Core houses for Bastuhara at Mirpur. Dhaka 50.00 3030 00 3500
18, Development of 4000 nos plots for fow income group of people of Bastuharas at | 100.00 300000 4000
khulna
12 Development of 4000 nos plots for low income group of people of Bastoharas at | 100.00 3000.00 4000
Rajshahi.
20. Development of 4000 nos plots for low income group of people and destitite | 180.00 000,00 30600
Families at Chittagong
21 Construction of 840 flats of 1000 sft, 1310 flats of 800 sft and 1180 flats of 500 sft | 41 00 12600.00 3330
each (Total 3330 Mats) for low and middle income group of people at Mirpur see.
—16, Dhaka
22 Construction of 200 flats of 800 sft, 100 flats of 500 sft each (Total 500 flats) for | 6.00 1800.00 500
low and middle mcome group of people at Kanchpur, Narayanganj.
23, Construgtion of200 flats of 800 sft, 100 flats of 500 sft each (Totat 300 flats) for | 1000 180000 300
low and middle income group of people at Jessore
24, Construction of 200 flats of 80D sft, 100 flats of 500 sft each (Total 300 flats} for | 10.00 1800.00 300
low and middle income group of people at Rangpur
25, Construction of 200 flats of 800 sft, 100 flats of 500 sft each (Total 300 flits) for | 10.00 1560.00 300
low and middie mcome group of people at Mymensingh ™,
26, Construction of 200 flats of 800 sft, 100 flats of 500 sit each (Total 300 fiats) tor | 1000 180000 300
low and middle income group of people at Rajshahi
27, Construcnon of 200 flats of 800 sft, 100 flats of 500 sft each (Total 300 flats) for | 10.00 1800 00 300
low and middle mcome group of people at Bogra
28, Construgtion of 200 flats of 800 sft, 100 flats of 500 sft each (Total 300 flats) for | 10.00 1800.00 300

low and middle imcoma group of people at Barisal

cont
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81 No. | Name of Project Qaty. of Land | Project Probable nwnber
Acres cost (Tk. in lac) | of plots/ilats,

29, Construction of 300 {lats of 800 sft, 200 flats of 500 sft each (Total 500 flats) for | 7.50 225000 500
low and middie income gronp of people at Sylhet

30 Development of sites & services for low and middle income group of people at | 100.00 450000 1573
Dhamsona Savar

31. Constmyction of 700 flats of 800 sft, 1200 flats of 500 sft each (Total 1900 flats) | 30.00 1070000 (990
for low and middle income gronp of near Mirpur Buddhijibai Sinritisondha,
Dhaka

32, Drvelopment of sites & services for low and middle income group of people at | 100.00 4500 00 1573
Kalindi Keranigonj. Dhaka

33 Development of sites & services for low and middle income group of people at | 30.00 936.00 471
Chuadanga

34 Development of sites & services for low and middle income group of people at | 30.00 936,000 471
MNaogaon

35 Development of sites & services for low and middle income group of people at | 30.00 936,00 47t
Shempur

36, Development of sites & services for low and middle income proup of people at | 30.00 936.00 471
Craibandha

37 Development of sites & services for low and middle income group of people at | 30.00 936 00 471
Chapai-Nawabgon)

38 Development of sites & services for low and middle income group of peeple at | 15.00 500,00 270
Ranprnati

39. Development of sites & services for low and middle income group of people at | 30 00 936.00 471
Brahmanbaria

40, Development of sites & services for low and middle income group of people at | 30.00 720 00 471
Magura .

41, Development of sites & serviggs for low and middle income group of people at | 10.00 50,00 160

Shariatpur

Cconl
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Table 3.4 (Comu)
SL No. | Name of Project Onty, of Land | Project Probable number
Acres cost (Tk. 11 lac) | of' plots/flats.

42, Development of sites & services for low and middle income group of people &t | 10.00 30.00 160
Natore

43, Development of sites & services for low and mmddle income group of people ar | 55,18 37500 787
Patuakhali

44, Devetopment of sites & services for low znd middle income group of people at | 50.00 1200.00 787
Joydebpur Gazipur

43, Development of sites & services for low and middle income group of people at | 20.00 480.00 320
Narstngdi

46. Construction of flats for the squatters and the low paid employee at Mirpur, Dhaka | 40,00 33269.00 1600

Source : Habitat Day 2000, Page -33
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The indirect housing sub-program included improvement of the existing housing,
self-help construction with the [financial assistance of the housing [inance
institations The sub-propram helped to improve the environment. Indircct Housing
program for construction of 19,506,000 uruts of housing spread over the six dive

proposed under this sub-program

Role of RAJUK
RAJUK Established in 1956 under the provisions of the Town improvement Act,

1953 as Dhaka improvement Trust (DIT} and Re-structwed and Re-named as
Rajdhani Unnayan Kartripakkhs (RAJUK) in 1987 for planning and Development of
Dhaka. RATUK is responsibie for overall planming and Development Control wilhin
its jurisdiction. It also undernakes and executes Development Projecis. it's Key tasks
ingiude:
s  Preparation of Master Plan and Area Improvement Plans.
»  Development Control Through Approval of Building Plans and private
Housing Estates.
»  Underlaking and Execution of Development Projects, like,
-Major Roads, Bridges, Culverts and Drains;
-(pen Spaces. Parks, Play I'ields, Lakes.
-Shopping Cenler.
+ Development of Site and Services Housing Estate for General Public and
Persons Affected under RAJUK Projects,
» Development of Site and Services Commetcial and Industrial Eslates.
e Underaking of City Beautification and Enwviromnmentai Prolection

Project, like, Ercction of Fountain, Fence, Tower planting of lress.

Aim, target and activities of RAJUK arc as follows:

a} Town planming
b) Planned town and communication infrasiructure development

¢} Supervision of planned town development
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a) Town Planning
1) Preparation of Masier Plan

i) Preparation and control of the city development as per Master Plan.

)  Preparetion of ares and zonzl plan under the Masler plan.

iv)  Obscrvation of on going development of the city and its analysis.

b) Planned town/Area and communication infrastmicture development

Developmeni necessary communicalion infrastructure of the town to keep out

tratfic jam.

1} Implementation of development scheme snch as residential and commercial
area, park, play ground etc (or the extension and development of the town.

i) Take special care of the people affecled by RAJUEKs schemes by praviding

them wath rehabihtation plots.
v) Beantilication of the lown, plantation for environmental development, lake

development etc.

¢) Planncd development supervision fconfrol

Any soris of development work, govi or privale under RAJUK controlled area 1s to
be checked by RAJUK before its implementation whether it 1s as per greater Dhaka
master plan and then approve il But in practice fow orpganization/person tekes the

approval,

RAJUK has under it's jurisdiction about 1528 sq. kms. including the city of Dhaka
and it's vicimty i the Dstncis of Dhaka, Narayangan) and Gazipur as foliows:
Dhaka City Corporaucn and areas under 14 Metropolitan Thanans

+ Narayangonj Thana including Municipality

« SiddhirganjThanz

« Fatullah Thana

« Bandar Thana Including kadam Rasul Municipality {Proposed)

s Sonargaon Thana (Part)

« Armaihazar Thana (Part}

s Keranigan) Thana
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« Savar Thana (Par) and Mumcipality

» (azipur Thana (Part) and Bunicipality

»  (aznpur Thana (Pan} and Mucipahty {Part)
+ Tong Thana and BMunicipality.

After the establishment DIT in 1956 it was felt necessary to have a Master plan for
Dhaka to channalised all development work of the city in a_systcmatic way As a
resull a Master plan for Dhaka was prepored m 1959 under Colombo plan and
lechnical aid program. At that bme total area of the plan was 22¢ sq miles and
population of (he cify was about 5 Takh 75 thousands. This plan was prepared for 20
years and taking population growth rate at 75% it was estimated to reach at 1.47
rmulhion. This step was meffective 1n 197! when population of the city started to
mcrease rapidly. As a result pressure started to increase on the infrastructure and
dilfersnt Facilities prepared on the basis of 1959 Masier plan. It became necessary o
prepare a Baster plan on the basis of existing circumstances. 5o o 1992
incontinuation 1o the Masier plan of 19549 preparation of 2 new Master plan foc
Dhaka City was siarted and it compleied in June 1995, Present Masler plan is
different than that of 1939 in vespect of Structure pian, Detailed Area Plan and

Lithan Area Plan

The First Master plan served as the structure and guide for future development of
the city. Following preparation of the Master Plan substamial Planning and
Devclopment cffors were underaken by RAJUK. TFollowing is a shon list of
projects undertaken by RAJUK so far,

« Site and Services Housing and Rehabilitation Project 10 Nos.
+ Site and Services Commercial Project 11 Nos.
¢ Sit Services Industrial Project 3 Nos.
s Road Development Project 34 Nos

s Aree Improvement Plans and Land Use Plans 4 Nos.
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HOUSING PRCULCT Atea Senviced plots
» (Gulshan Mode! Town 296.24 ha 1312
» Baridhara Residential Area 140.83 ha 532
o DBanani Model Town 132.41ha j141
+ Uttara Model Town 561.72 ha 9972
» (andaria Rehabilitation Area 5.67 ha 228
« Karwan Bazar Rehabilitation Arca 351 ha 34
« Shyampur Rehabilitation Arca - 128
s Joarshahara Rchabilitation Area 52,61 ha 800
» Malibagh Housing Area 291 ha -
* jurain {1.G. Bagan)

Rehabihtation Area - 200
s Nikunja Rehabililation Area 27.52ha 462
s [Badda Rehabilitation Area 29.95 ha 29.95
+ Dattapara Rehabihtation Area 40,87 ha -

It is a up to date modern plan. In this plan 590 sq mile arca of Dhaka divided into 26

tocal planning zone as mouza, At present preparation of detailed area plan 1s in

propress and it will be completed step by siep. Salienl feature of the structure Plan

are as follows:

i Down town and prominent area legislation.
i) City area legislation.

i) Financial development legisiation,

1) Social factlibies and open space legislation.
v} Transportation lepisiabon.

vi} Sewerape and flood proteciton legislation.

Important features of future Dhaka City Master Plan are:

1) Land development and devclopment activity controt of plain land area.

ii} Keeping the waler of Balu nver and Satalakha ouat of poliution, safe water
supply plan tor Dhaka,

iit) Control and management of Relation Pond Area,
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tv) Proper utihization of land in the main city,

v} Construction of infrastructure to face future population growth.

Since its creation RATUK plaved a key role in planning and development of Dhaks.
it's land development aclivities covered housing, industry, commerce, road
communication and open space. Residential areas and sub-lowns or cities * being
implemented by RAJUK in different location of the city have the provision for
small plots for lower income group of people. Followings are bnef review of

RAJUK s housing projects carried out in past , present and future programs.
Past I'erformance of RAJUK

a) Guilshan and Banam

RATUK started its residential development programme through Guishan and Banani
in 1961 based on site and services approach. In Gulshan ull 1987 about 134} plots
of various sizes allotted At Banani, total number of plots allotied for residenhal use
stands at 1239, Both the areas provided with ancillary facilities , tike, school, park,
mosde, lake, shopping center and commercial areas including sizeable space for

graveyard.

b} Uttara Model Town

Uttara Model Town,at a distance of about 15kms north of the city, was the larpest
township developed by RAJUK. Development of this township starled in 1965 in
phases, Sofar about 4300 plots of variouns sizes allotied in this township. In sector 10
5000 plots also were altotted.

c) Bandhara Residential Area

Baridhara Residential Area is another high class housing project of RAJUK situated
on the enst of Gulshan, separated by lake. Tt had a total area of 375 acres where
number of allotted plols were 5035
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d) Rehabatitation Areas
RAIUK took special care of the people affected by its schemes by providing them
with rehabilitation plots, sometimes al subsidised pnces. RAJUK, s rehabilitation

areas were at Joarshahara, Gandaria, Shvampur and Badda with 1712 number of

plots.

Some present and future Residential Housing Projects of RAJUK have been

discussed below:

a} Purbachal Proicei:

Estimated cost: TK 176501 35 lakh
Main atm : Creation of self-sulficicat ¢ity 1o ease lhe populalion pressure on the
main city.

Implemenlation peniod : From [995-96 to 2003-2004

Short descriplion : RAJUK 15 implementing a self sufficent township project
named Purbachal on 6150 acres of land which is situated at Kaligon) thana of
Narayanganj district All sors of fagilitics for the inhabilants will be created there,
Here total 2545.91 acres of land kept for residential arcas end  proposed to create
1000 plots of 10 katha, 1000 plots of 7.5 katha, 11800 plots of 5 katha, 15000 plots
of 3 katha. Totally 28,000 plots wili be ¢creaied there, In all 1,14, 200 families will
be able to live in project area in 6 storied building. 337.19 acres of Iand earmarked
for high nise residential buiding In the project 110.46 acres of land kept to create
3000 plots of 1.5 10 2 katha for the lewer wcome group ol people. There 15 also
provision Lo provide pcrmancnt residence for the slum dwellers for which 66.00

acres of land carmiarked. About 10 lacs people will be able to live and work there.

b} Uttara Mode! Town {3" Phase) Project :
Estimaled cost : 2,044,408 11 lach Tk.

Main aim - Development o { the surrounding of the city

Implemeniation period : From 1999 to 2002,
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Short deseription

There is a provision (0 creale 432 Nos of 2.5 katha plot, 4996 Nos of 3 katha plot ,
872 Nos of 5 katha plot, 340 Nos of 7.5 katha plot yn 2100 acres of land of the
project. There 15 also provision to built 12 stoned multi stonied buldings for
residential flats in 400 36 acres of land. It will be abic to built about 40,000 flats in

168 acres of land for diplomatic zone aand 40 %1 acres of land cammarked for
landless poor. In first phase 675 acres of land has been acquisitioned. step has been
taken to starm developrent work in the acqured land. Prepamation are in the final

stage to acquire rest of the land.

¢) Jhilmil Residential Proiect
Estimaled cost - Tk 13717 00 lacs

bain aim  Development of surrounding  un-developed area of the city and solution

of residential problem.

Implemcentation period : From 1997-1998 (o 2002,

short descriphon
Zilmil housing/residential project is being implemented in Keraniganj upzila . There

are 376 nos of plots 2.5 katha ,1144 nos of plots 5 katha , 152 Nos of plots 5 katha
and 103 Nos of plots 7.5 katha and provision for constuction of 17808 Nos flats in
the project.

d} Bandhara J-Block Housing Project :
Lstimated cost ; Tk 1897 61 lac.

Main aim : Selution of the housing problem of city.

tmplementation peniod : From 2002 to 2003,

Shorl descrniption
Total area of the project 1s 50 acre There are 112 Nos of 2 katha plots, 355 Nos of
4.5 katha plots in the project. There are total 467 number of plots n the project.




e} Nam Village and Nam Vilia (Flat Project) .

Estimated cost | Tk 9897.84 lac.

Main aim of the project . Costruction of flats to mect housing problem.
Implementation period . From 1999-2000 to 2001-20072,

Shor descniption

Costruction 260 flats 1n RAJUK s own land in Guishan and Banani are there in the
project. Costruction 40 flats in road nol5 |, 30 flats 1n road no 6 in Gulshan and 190

fllats in road no 2 near the lake of Banani area has been completed.

Hatirynl Development projeet

Main aim of the project : Development /cosiruction of road and lake,preservation of
open space, development of housing and commercial area and creation of recreation
and other social facilities. Proposal are there in the projcet 10 construct mulnstorued

residential buildings in 22 plots {or thee afiected land owners.

Hatigjhil developmeni project spread over 237.64 acres of land , starting from East
of Panthopath to North of Rampura Bridge and upto Pragoti Sharani. Mosi of the

land of the project are khas und pnivate owner,s land

Raole of PWD

Work of Public Works Department {(PWD) siaricd in 1849 at Lahore in Panjab
province dunng Brtish rule. PWID staried to function 1n Bengal province in 1854,
after a long period of this, for the development neglecled East Bengal, a province
wis established 1n 1905 with Asham and east Bengal. Dhaka was made capital new
province. For the construction of Dhaka University and vanous infrastructurcs near
old Dhake, a circle of PWD was established in Dhaka. In 18463 for smooth
functioning, Pwd was divided into three sections., Works and Irmigation, Defense
and Railway. Later these sechons became separate organizations. Dunng Bntish
rule and afier the independence of Pakistan in 1948, PWD under central povernment
and C&B under provineial governmen was responsible for public works. After the
independence of Banpiadesh as 1t was il unnecessary (o keep two organizations for
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the same type of work .PWD and C&B was merged in 1977 as PWD a1 the same
time formung rules of business . PWD was made responsible for all govi public
works and maintanance. For various public works PWD depariment has 150 years
experience. Imporiant projects that PWD completed are Bapgubhaban, Secretanate,
Suprmecourl building,ShereBangla Nagar,Nationa! Assembly Cﬂmplcx,medicaI-

colleges, Dhaka Newmarkel Cantonment ete.

Construction 3000 flats for govt officers and employees through PWD have been
complcted. For the guest of Nam conference , construclin of 668 special flats have
beer compieted. Dy this dircctorate, with this number of Mats constructed by the
Dircctorate of Public works will be about 32,000 (Bisha Bashati Dibash, 2001}, in
all consideration Public works directorate is recogmzed by sall as the only
orpamzation for the construction of govermment building. in the development
activity of Bangladesh, PWD,s successful participation m the major construction
fictd is well cstablished. This huge numbcr of construction works have been

completed for the honest effort, cxperience of the semor and new engineets.

PWD mainly caters for ali catepories public employees.PWD residential quarters
are rented 1o public employees at highly subsidized rate only during the tenure of

jobs, PWD s major functions are .

I. Construction of buildings of nther agencies on deposit work basis,

2. Preparaticn of book specification &code of proctice for building,

3, preparatcn of schedule of rates and analvsis of rates for construction and
maintenance works,

Valuation of land and property and fixatien of standard rent,

Acauisition and requisition of land for canstructian works,

Mainienance of public parks & open space,

- Y e

Repair and mainterance of public buildings,

[t

Design and construction of public blding except those of RHD, BTTB Post

office.
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Following are the data of ressdences constructed by PWD in Bangladesh alter

independence.

1) construction 8587 Nos of fats of various sizes at Dhaka.

i) 2810 number of multistoricd low cost flats are construcled , of these 1470
Mos are in Dhake,

ui} At Paikpara in Dhaka, 1120 Nos of tlats constructed as statT quarters,

iv) 4728 Mos of flats for officers and staffs and 9308 Nos of tlats for bachelor
officers constructed,

v) 70 Nos of flals constructed for officers at road no -7 of Dhanmondi
residensial area.(Bis-sha Bashati Dibash, 3° October 1994 ),

Following are the main housing projects constructed by Pubiic Works department

{PWD) within 2001 :

1) Residence for judges in Dhaka,

i) V. LP residence

i) Flat for governmeni officials measunng 500,600,800,1000 and 1250 sqf
flats,

iv) 3000 new Nats for the government staff and oflicials.

The record of different housing projects of PWD has been found from 1596.Because
Government officers of PWD couid not give the previous rccord on different

housing projects. Some housing projects of PWD after 1395 have been discussed
below.

{1} Name of the Project: Construction of 1000 residcntial flais

for Government servants in Dhaka City

Estimated Cost: Tk, 8430.31 lakh {ex/c laod cost}
Thk. 11548.31 lakh (in/c land cost}



75246

6

Deseription of the Project
Table 3.5 1000 {lats project consists of the following types of flals along with their

location and numbet:

S). No. | Flat type Location Number Total
1. 1500 sf Eskaton 50 0|
2. 1250 sft Eskaton 30 100
Shahjahanpur 20
3 1000 sti Sukrabad 30
Apgargaon 20
Azimpur 110 300
Mirpnr 120
Shajahanpur 20
4. RO0 =t Azimpur 20
Mirpur 60 200
Agargaon 120
5. 600 sft Green Road 4 200
Motijheel 160
6. 500 sft Mirpur 150 154

Source, HNce record of FWD

Internal end external water supply and sanilary, internal & external electrification,
gas conngchion, underground water resCTvorr, arboriculisre, children’s park & piay
ground, deep tube well, sub-station and other infrasiructurc facilitics had been
inctuded in the project cost Cost estimate had been asceriained on the basis of
current schedule of mates of Public Works Department. Overhead charge, Work
charge establishment, contingency expenditure, cost of inspection vehucies had been

included in the project cost.

These Rats constructed on 7.08 hectors of Government land in different parts of

Dhaka City. Land cost has been shown as an indicator of project cost but as the land

on which the fats constructed belongs to government.

1



{(z) Commencement of the project : 1993-94
(b} Completion of the Project : 1995-96

Logical frame work for summarizing project design

Project Titles: Construction of 1000 Residential Flats for, Government Servants
Project compiction Date: 1995-96
Date of this Summary: February-1995

Table 3 6. Construction of 1000 Residential Flats for, Government Servants

Now,'95

4 3671 st of Floor
space Complieted by
Mowv,'95

5. 27510 sh of floor space
To be completed by
Junc'96

6, 17456 sil of floor space
Completed by Nov.'95

Marrative seonmary Glyjectively verifiabla | Means of verification Important
irndicalors asseamptions

5 A

& Easing residential | Actual handing over of the | Resords of the Minislry | Govt. decision
A gccommodation of | flats ter Govt | of Housing amd Public | remains

L vt servaots sccommedation direciorate | Works & T'WD unchanged.
P

u Construction of 1000 | Actual wse of the flals by | Recorda of | _De_

R flats [or Government | aliotees accommodation board

B seTvanls

)

5

E

o 1. 1500 sit=50 Aats I. 16194 sk of fioor space | § Physical Tnspection. Buildings not
u 2. 1250 sf-100 fats Complered by Nov' 45 put © use for
T 3. 1000 s8-300 llats | 2. 26913 sft of floor space | 2. Progress reports & | olher purposss,
P 4, B00 af-200 {las to be completed by | comploion repom of the

u 5. 600 s/-200 flais June'dg project

T 6. 500 sh-150 flais 3, 65405 s of flooer

5 space  Completed by

Sonree; Office record of PWD




65

{2}, Name of the Project : Construction of 2000 Nats for

Government Servants in Dhala City

Estimited Cest < Tk 15172.00 (Wnhout land)
Tk. 21250.00 (With land).

Description of the Project |

a) _Background.
"Housing is one of the threg basic primary needs of a man and 1s as 1mportant as

food and clothing. It provided sheliers, saftty and semse of belonging 1o the owner”.
\n order to solve the accommadation problem Government has already constructed
+5iU Tlats for Government servanis in 1Jhaka city. In contimuation of this project a
scparate project concept paper {’CI*) was prepared for construction of another 2000
fiars vide Homorable Minisier of Finance's instruction dunng a mecting of ©
\nfrastructure Development” on 16-8-94. On the ‘basis of that mstrucuon and
subsequent decision on 18-8-94 in the monthly officers Co-ordination Commitles
meeting of Mimslry of Housing and Public Works, PCP for the project "
Construction of 2000 flats for Government officers and staffs in Dhaka City" was

submitted to planning Commission.

b} Objective and Taggel:
The objective of the project was to mitigale the sullcrings of Government secvants

serving in Dhaka who fail o get Government accommodation and are not in a

position to hire private accommodalion dne to high rent.

The target of the project was 1o construct 2000 dilterent categories of Nats along

with services and infrastructure facihitics. ‘The projcct completed in June 1997,

¢} Physicat and other companents of the project:

1) Civnl Construction
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Table 3.7:2000 flals project consists of the following type of flats, incation and

number:
81 Type Locaton Number Total Remark
No
1. 1600 sft Llicara 200 There is soIme
Green Road 20 deviation in  the
Shahjahanpur 70 location of flats (han
Motijheel 20 00 as shown in the PCP,
Agargaon 220 though the iotal
Sobhanhag 16 number in cach type
Agimpur 1} of flai  remained
Azimpur (Party housc) unchanged. The
Pallasy il deviation iz dug
b0 actual availability of
2. BOO sft Rajarbag 4{) land.
Azimpur 150
Motijheel 90 400
Green Road Qi)
Agargacn 30
3 750 sft HBRI Motijheel 45040 00
20
4. 500 st Pakpara 350
Matjheel 30 400
Agargaon 20
Source’ Office record of PWD
(a) Commencement of the Project July, 1994
(b) Completion ol the project - June, 1997,

Lopcal frame work for summanzing projcet design

3. Project Title: Construction of 2000 residential flats Prjoect completing

for GGovt. Servants in Dhaka city
Drate of this

Date: 30th June, 1997
Summary :May, 1996
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Table 3.8: Construction of 2000 residentral flats for Govt. Servamts in Dhaka city

NARRATIVE QBIECTIVELY MEANS OF | IMPORTANT
SUMMARY WERIFIABLLE VARIFICATION ASSUMPTIONS
INDICATORS
Easiny of residential | Actuai handing | Records of Ministry
accommodation over of the flais of | of Housing & Public | Govi.  decisions
problem  of Govl. | Directorate of | works and PWD. remain
:ﬂ Servants Govi. unchanged.
8 Accommaodation
Construction of | Actual use of the | Records of | -Do-
2 1 2000 Nats for Govt. | flats by allotees. Directorabs of
g Servants. Accommodation
5
1. 1000¢ Sft | To be completed by | 1. Physical Buitding not put
flais=700 June 1997 ingpection to use for other
2. 200 0 (ais | 1.  7I323 sqm | 2.progress  report | purposc.
=400 floor space and completion
3 750 sli|2. 34160  sqm { report of the project
(lats= 300 floor space
4 500 s flats ( 3. 38915 sqm
[5 =400 [loor space
B 4, 21660 sgm
g [loor space

Source, OHice record of PWTD

(3}. Name of the Project: Construction of 104 aos. 1800 sft.

Estimated Cost

Residential Flats for Senior Government
Officers at Dhaks City

Tk 3926.54 lakh (Including land cost)
Tk. 2814 54 lakb (Fxcluding land cost)
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Objective and target.
The objective of the project was to solve the accommedation problem of senior govl.

O[Ticers and the target is to give better living condition for them which will help to

mercase their efficiency.

Physical and other components of the project.

The projects consist of 10 nos. six stoned buildings Each floor consists to two umts

and the ground floor was being used as parage.

Utilities & services

Utititics included exiernal water supply exicrnal & internal etectrilication with bigh
quality electrical fittings & fixtures. under ground water reservoir, gas connection
etc. Internal road, drainage line, children park, land scalping, installation of Lifi,

boundary wall & gate etc were jnciuded 1 the project.

Choice of the project
The project had been chosen in order to fulfill the long felt demand of the semor

govt. officers to sofve their residential accommodation problem.

Phasing of the project
The project had been phased for 6 {six) years, slarting from financial year 1996-

1997 10 2001-2002

{a} Commencement of the Project : July, 1996
{b) Compietion of the project - June, 2002,

Logical frame work for summanziny project design

Date of summary : February 2002
Project Titles - Construction of 100 nos. 1800 sl residential flats for

Senior govt officers at Dhaka.
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Table 1.9 -Construction of 100 nos. 1800 st residential flats for Senior govt ofTicers

at Dhaka.
Narrative Objectively  verifiable | Means of | Importam
Fumary indicalors verification assumphons
Easing residential | Actual handing  over | Records of  the .
accommodation | the fats  to  Govt. | Ministry of Houslng Govt.  decisions
Z of Senior Govt. | Accommodation & Public works and j oA
8 Office PWD. unchange:.
oy | Constroction  of Actual use of the flats | Records of | Govt.  decisions
2 100 flats  for | by the Senior Covt. | Accommodation reman
5 Govt, Officery. Officers. board unchanged.
=
| 1800 sft. fiats - | 236184 sit. of (loor | iPhysical Building not put
5 | 160 flats spave. nspection to use for other
Bn 2.progress  report | purpose.
E and coutpletion
o report of the project
1 Building 1. Copstruction of 160 [ 1. Detaiied 1. Alotment of
Conshruction MNals with inkecnal & estimate fund received as
mgterials externul sanitary, water [ 2. Accepted tender | per programme
SUpply, clectricity, documents. 2. Reqquusire
2. Machinery & | iwernal  road,  gas | 3. Contraciors bill. | manpower and
cquipment boundary wall. drain, | 4. Monthly material of
site {HIPTOYeInCi accoumts of | standard quality
3 Manpawer arbortculture Division Office. | available of the
elc. Tk.2595 33 3. Allotmeat  of | estimated price.
4.Fund. 2. Charges fund.
Tk, 188.17
5 3.Inspection vehicles
& Th. 31.04
- Th. 2514.54

Source. Office record of PWTD

4. Name of the Project: Special Apartment fmplementation Project (SAIF)

Estimated Cost: Tk. 18727 78 lakh (Excluding land cost)

1. Location of the Project . Place

2 Objective of the Project

Zila/Upazila
Dhaka City

Dheaka

Initially the objective of the project was to build accommodation facility (sutes/

apariments) for about 1750 honorable foreign guests m connection with NAM
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SUMMIT scheduied 16 be held in Dhaka. Due to cancellation of NAM SUMMIT,
the objective of (he project was to busld accommodation (acility for Honorable MPs

and govermment high officials.

Physical and other components of the project.

The main items of works of this revised PP were as follows:

a) Construction of 6 nos. 10-storied buildings at Marik Mia Avenue consisting of
36 nos. MP snites, 180 nos. apariments of which 1260 sft, 36 nos. suites 1250
sft. 72 nos. Apardments, 1800 sf, 108 nos apariments,

b) Construction of 4 nos. 6-storied buildings and 3nos. 8-storred baildings at
Nakhalpara consisiing of 164 nos. MP suiles cach of 1260 sft. area

¢) construction of 8 nos. 10 storicd buitdings at Mirpur, consisting of 288 nos.

apartments each of 1250 s1. area.

Utibittes & scrvices
Utilitics included in this project were external & mmternal water supply end

sanitabon & inlemnal elecinfication, peigers, generalors, gas connecliom, internal

road, boundary wall, land scaping, supply of furmniture elc.

Charges:
Contingencies & Work charged establishment of Tk.32.59lakh andTk. 10.98 lakh

respectively had been considered.

Choice ol ihe project
The project had been chosen in nrder to build accommaodation facility for Honorable

MPs and government high otTicials.

Phasing of project
The Project had been phased for three and a half years, starting from December,
1959 June, 2003,
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Present progress:
Ihe work had gone on in full swing. 100% of physical works have already been

complcted.

Until now RAJUK helped upper, middic and lower income group ol people in
various ways to give them housing facility. But what RAJUK has done for the lower
income proup of people is very insigmficant than its requirement. Among the
government agencies, the TTousing and Sertlemenl Directorate is the only agency
who cater 1o the needs of the peneral public and the urban poor. The PWD brilds

public; fiat housing Tor the governmeni employees.

Table 3.10 : Housing facilities for different income group

| Name of | Income group Type of housing

Organizalin fncility

RATUK Upper middle and lower Income group | Flat, serviced plot

b

1

PWD Upper ,middie and lower income group | Flat

service scheme

HSD Lower and middle Income group Land, flat and sitc and

Source © Primary and secondary source, 2002

RAJUK gave fand and serviced plot for rchabilimtion residential area in different
parts of Dhaka. These ar¢as are 1n Gandana, Karwan 3azar, Shyampur, Joarshahara,
Jurain, Badda, etc. But these rchabiliation arcas werc very smali than the other
areas which were provided for the other classes of people. RAJUK gave land and
serviced plot for upper and middie-mcotne group of people in Gulshan, Banani,
Baridhara, Uttara Model Town. RAJUK principatly provides housing by allotling
residential land, serviced piot, and flats, On the other hand, HSD helps iow and
middle income group of peopie by providing plots, iand, tlat, site and Service

scheme, HSD has provided land, serviced piots and site and service scheme to iow

;’ .rr
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and middle income group of people in Lalmatia, Mirpur, Mohammadpur and

Kailyanpur area at different times.

Various problems relating to houstng for the middie and low income group of people
of Dhaka were obscrved from the survey and nlerviewed of diflcrent officials of
government agencies .One of the basic aim of this research was to find oul as per the
opinion povernment officials the main causes of housing problem in Dhaka to
overcome the same. According to the opimion of governmem officials, the causes of
housing problein in Dhaka city are vanous According to the majority opinion main
causes of housing probiem are- rapid growth of city population, inadequate and for
housing, poor government officials identified these three causes as the main problem

of housing with others

Table 3.11; Main causes of the housing problem

Name of the | Main causes of the housing problem
organization
RAJUIK

Rapid Growth of Population
[nadequate lznd supply for housing
Poor financial capacity of people
High price of land

Rapid Growth of Population
Inadequate land supply for housing
Poor financial capacity of people
Lack of joan facihities

Rapid Growth of Population
Inedequate land supply for housing
Poor financial capacity of people

¢ Prohibutive price of building matenals
Source :Ficld survey and interview , 2002

PWD

" ® B

HsD

15 government officials were interviewed . According 10 majonty government
officials, for the solution of housing problem it is necessary to aliol more serviced
plot and constructed flats. 160% of the government officials think that these two -
ways are the main for solving housing problem. As per other officials think, housing

problem may bc solved by giving easy loan facility or [inancial supporl and
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discouraging migration to Dhaka city, 46.6% cofficials suppor loan facility- and

6.6% supporl discouraging migration to Dhaka- for solving housing problem.

Table 3.12 Way of solving housing problem in Dhaka City

Way of solving housing problem | Frequency
Scrviced plots 15

Flat 15

Loan Facilily 7
Discourape Migration 1

Total

Source . Field survey and interview, 2002

Autonomous Government agencies like the Bangladesh Bank, the Bangladesh
Railways, the civil Aviation Authorily, the Postat Service and the Telephone and
Telegraph Board amongst others-provide housing for their respective employees
The PWD or the agencies themselves construct these. The military develops s own

housing facilities

Raole of UDD

The Urban Development Directorte {UDD) is the planning agency of the
Government It advises the Government on policy on urbanization, land-use and
land development. This agency is of responsible for the preparation and coordination
of repional plans, master plans and detailed plans of urban centres except in the key
cities of Dhaka, Chittagongee, Khulna and Rajshahi were development authonmes
have been established. The UDD, by function is mandated Lo “advise the existing
development authorities on their operation at their request”™ ‘lowever, the
developmeni authonties rarely ask for adwvice. In the Dhaka metropolitan areas
RAJUK is responsible for the preparation and updating of the Master Plan for Dhaka
and the surrounding arcas under 15 Jurisdiction The Master Plan is the basis of land-

usc and development controls. The powers of the other development authorilies are
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similar to that of RAJUK’s The master plan for metropolitan Dhaka, which 1s

vintage 1939, is being updale. A master plan for Cluttagong is also being prepared.

The UDD 18 currently provading planming services to the HSD in the developiment of
honsing projects. It (s the counterpart agency for foreign-assisted studies including
the Housing Sector Institutional Strencthening Study. The UDD is participating o
the on-poing UN-assisted updating of the master plans of Dhaka and Chitlagong. In
1986-1990, the UDD prepared lond-use plans {for the municipalities which are still

uscd as the framework for deveiopment planning,

3.5 Finance for housing

The Ministry of Finance is the key agency in the financing of the Government’s
participaiion in the housing seclor. As a major player 1o the allocation of funds and
in the souring of foreign [nancing assistance, 1t influgnces the decision-processes
that determine which housing and urban development projecis will be dincluded in
the Annuai Development Program and therefor implemented. Housing for
{Government empioyees for example, are presented as development projects of the
PWD. These projects compete for funds with the locally-funded projects for low-

income families of the HSD

Non-Government Organizations (MGiOs) have a tong history of involvement among
the nrban poor. © However their participation 1in housing development is more
cvident in the rural arcas. In the urban arcas, NGOs involvement in housing is in its
iy 'phu:,: ul development and 55 usually conbingd to assisting the poor undenake
rcpair- of sheller and other fonns of low—cosi developments utilizing grant fands. A
few NGO’s however, have housing programs which cxtend small loens to
beneficianes but (his operation is noi widespread and is limited to the NGO's base
ol operation Community —based associations {CBA’s) are just starting to be
orgamzed particularly n slums  Improvement Program being implemented with
UNICEF assisiance BHBFC 15 the largest entity enpaged in lending for urban

* Report on NGO Asscssment, Preparalory Assistanice Mission, Reconstruction of Rural Houstng in
Bangladesh , UNDP Project BGDVS8/055, January 1989,
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housing, although (he number of madc over its twenty year life span, amounting to
approximately 39,000, represenl less than those dishursed by the Grameen Bank m
the rural arcas durmg the first six months of 1993, its mother oreanization. HBFC
started operations in 1952 with its head oflicc in Karachi and a larget of extending
credit to individuals and cooperative societies in urban areas for house construclion,
The head office moved to Dhaka in 1963, Formal recognition of the BHBFC came
through the BHBFC Order of 1973 afller mdependence.

HBFC Rules and Regulauens of Loans for Apartment Housings. The following are
the rules of the Apartment Loan Scheme of the Bangladesh House Building Finance
Corporation for providing intcrested buyers of apartments/flats of mmllistoned

apariment buildings under construction with loans:

Tf any inlerested applicant wants to buy 2 {lat covering more or less area that the
area covered by fats covering more or less arca than the arca covered by [lats
mentioned in the above table, the loan can be negotialed. But in that case, no loans
shall be considered for the area which exceeds the fixed area covered and 2
document signed by the applicant certifying that he will bear the cost of building the

calra area coverad shall have to be taken.

The maximum ceiling for loans shall be estimated according to the original arca
covered by the flat, 1f the original area covered by any flat is less than that indicated
in the table, then the maximum ceiling for loans shali also be proportionately less. In
case of apartment loans, the connecting area and the side spoce all around the
apartment projectbnilding shall have to be the same in reality as thal of the plan
authorized by the plan outhorizing anthonity.
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Table 3.13 ; Major activities, basic problems and potential areas for the imvolvement

of specific institutions in the housing finance market are summarized below.

Agencier | Major activities | Specific problems Opportunities
in houwsing and
land
development
finance .
Housmg | Land acquisinon; | Lack  of development | Coutd  be  govermment’s
and sites and services | funds  for  projects; | production farm for
settlement | development, zeparaticn of | residential subdivision
directorate | core house and | developiment. devclopment for the low-
aparurnent Muwkcting and  sales | income group;
constructior; and pricing and cost | implementation of a very low
beneficiary recoyery functions; no | ineome incremental sites and
selection; ctenion of  sales | services programme;
maintenance ol | proceeds; Pricing,
rented units, policy neads
armendment
Office  of | Decumentation Inadequate information | Raising revenues through the
the of lot and wnit | base to monior | sale of rented properties;
commissio | awards; collection, poorly | develop community based
net. documentation of | organized  collection | estaie management operations
settizment | renlal system; lack of { for estates sold to occupunts.
8 Agreementy: cniorcement of
collection of renl. | payinents
Lease and
| mstallment
paymients
'Eanglades Single and | No clear targeting of | Could be  povernment’s
h  housc | multistory house | tending to  the low- | morigage financing company
building, construction mcome  group, very | for the low income group;
Brence Inans for the | poor coliection and | agency that links the housing
corporatio | middle and high | asset recovery record; | finance sysitern to  liquefy
n income  goups; | relies  on subsidized | government production
louns mainly for | government f{unds for | entides  extensive  branch
rented below  market rate | network ideal for gencrating
apartments; lending:  unsystainable | private savings,
larger income | programme, wrill
group iz above | compote  with  private
ik, 10,000 per | housing fiancée
month campanies for the same
markel,
Grameen | House Unwilllmg to expand | Expenence in rural  arcas
Bank CONSIPUCTION, operatioms imto e | could  be utilised for the
hemnestead wrban  areas:  §wouted | implememation  of  pilot
Purchasc and | growih of programmes | programnmes  for the  urban
sanitary  lairtne | without  infusions  of | pooc; further expansion of
Inans  for  the | low (der] funds: | housing programmes in the
mral poot; | inadequete supervision | rural ares.
Programimnes of self-help housing
based on group | constructed umder the

{Cont)

"
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! Agencies | Major activities | Specific probilems Cpportunities
in housing and
land
development
finance
principles for | prognmeme
muiual  suppod,
ravings and
insirance
programmes  for
group metnbers.
collateral free
lending,
Private Land High priced | Potential joanty enture
developer/ | developiment. developiments nol | partmers for public developers
builders apartment  unit | alforded by the | for  low/middle  cinome
constrection, majority  msufficient | housing: possible inclusion of
sales by | institutional credit | plots for low incomsa group in
instalhnents are | available to encourasge | major developments.
offored cxpansicn of output
Developm | Land acquisition, | No interest in | Considerable  potential  for
ent restdential undertzking sites end SETVICES
authorities | subdivision devclopments that arc | development;  provision  of
devetopment for | afforded by the low- | trunk infrastructure to open
middic and upper | income proup, do not up areas for prvaie sector
income pgroups, | maximise prices by | developroent; land acquisition
beneficiary selling plots at market | and disposal for development
selection: lot | prices by (he private  scctor
award and lease includug, THIOS and |
decurnentation \ cooperatives.
and collection of
installinenls.
Local Slum  uwpprading { lack  of  financial | Local housing bodies
governme | programme: Yocal | resources and | particularly for glum
nts mfrasiruciure manpower  capabilities | upgrading  and  incremenlal
IMIPIOVEINENL, whibil expansion ol | sites and scrvices; utiize
PETOEIMINES Manpower of local
government enginesring
department on an AgENcy of
contract hasis.
MNatigmal iHouse Reluctance to sncrease | The main formal lenders for
cd constroction the volume of lending | the mddle and upper income
commerci | tosns  to  the | for housing unwilling | groups, main  provides of
al banks upper income | to serve the low income | construction  financing  for
group; cmployes | proup, tack ot | builders and  developers;
housing  loans; | expericnee 1n providing | programmes for fmancing the
rural house | mortage ioans construcion  of  rented
constuchon accommaodation; possible
lnans; aETani formal  lending for low
bank to disburse income group housmg.
building  loans,
collect all

{Comt)
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Agencies \Majﬂr activities

Specific problems

Opportunities

in housing and
land
development
finance
TEpEYTCNS,
Including  those
for plot purchase
under the low
incomc  housing
praject of hsd at
chittagong
Privatefor | Housing, Reluctance to increase | Fonmnal lending to the middle
eign banks | consiruction the volume of lending | and upper income gEroups
loans to  the | for housing, unwilling | providers of  consmuction
upper income | to scrve the low income | financing for builders and
group; LTOUP. developers, lending for the
comstruction construction of  ronied
loans for bulders accommodatton: equity
and developers: investiment in new  houstng,
emplovee finance msHtutions.
heusing lpans.
Insurance | investment in | Unwilling to commit | Considerable  potential  as
companies | debentures of | large  amounts  for | long-lerm investors mn
bhbic; housing houstng  finance  market
inveshment n through  debemtores, long-
povale secior tern  loans  or  equity
housing  finance pancpation.
institutons; hie
and properly
insurance for
bommowers.
State Housing loans to | No proper fund | If csiablished 0os  fund,
provident | members strocturg;  funds  are | potential long-term mvestors
fund treated as  general [0 housing finance markei
Tevenues of | through purchase of
government debentures. Providing long-
term  loans  ¢or  equity
participants, disbursement of
funds to housing financing
entities for lending to fond
memburs.
Other non | Community Inadeauate funding; | Financial intermediaries  in
povernme | organisation; consider housing as a { housing programmer for the
nt commumity based { social rather than a | whban poor; expansion of
orpanisati | savings schemes; | financial aclivity; | housing programmes for the
ans rural house § mexperience of houswng | rural poor; extension
construction and | finance  programmes, | sedrvices for house
tmprovement; fack of tnvolvement in | construction,  polential  to
] financial urban areas develop iato buldmng
»intermediaries in societies, savings and loans
rural housing savings and loans or other

(Com)
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Agencies | Major activities | Specific problems Opportunities
in housing and
land
development
finange _
wntermedianes socielics, savings and loans
rural housing savings and loans or other
propnimimes, housing finance institutions.
SUPPOTT Services)
Housing Land acquisition; | Very few projects have | Savings and loans
cooperativ | subdivision reached house | programmes for the wrban
e societies | development; construchion stage: | poor, fonmal organisation for
house none have developed | commumry hased housing
construction sale | into saving and loans | projects for the low-and
of surplus plots | institufions. muddle  income  groups;
{s} members, financial intermediaries in
devclopment and low-income housing
sale of plots to Prognmumes.
non-imembers.
Communit | Community Inexperenced in | Generation of local resources
y  based | orgenization money mauers, lack | through community hased
orgamisah | local community | management and record | savings schemes; sell~help
ons based credit | keeping skitls. housing; estale manapgement
DROZIANIMES operations.
Intormal Savings schemes | Scale of operations are | Poteniial to  develop nto
saving and | for  low-mcome | small; stall size | building societics;, provision
loans families;  small | increases  vulnerability | of miicrocredit
associatio | loans to wiembers | to external or intemal
ns and others, some | catastrophes.
for house repiar
Bailding | Supply of | Migh cost of credit; | Emergency and interim credit
materiat building, very short term
suppliers | matenals. credit | advances.
te purchasers of
L £o0ds
Muotey Short-term credit | High cost of funds Recovery ol  investiments
lenders for naterials intenm finance for very small
purchase, house amounts
repair and
IMprovement

Source Siddiqua 1999

Aclivitics, constraints and opportunilies for key agencics in the housing finance system

From Lhe above discussions, we

can sec that an increase in the volume of

investment of the many dilferent organmzations of the central and local govermments

was suggested for infrastructures devclopment and to meet the increasing demands

lor howsing, Dilferent income groups were also to be included in the program.
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The 1ssue of the development of slums was given the most imporance in the
housing poticy of the government. The housing issue made special mention of
women and the old. Imporiance was given to ensuring that the women got facilities
such as a place o live, loans and education. It might seem from this discussion that
the housing policy of Bangladesh aims 1o solve the real problems of housing and
that the people in the lower class got more imporiance. However, if the actual
sitvation of Lhe realization of the government, housing program 1s examined, it is
secn Lhat the part of the city population thal faces most of the housing problem are

the ones who have been mostly overlooked

The housmg projects initiated by the povemment are not for all classes of people;
rather, they are for the povernment arc not for atl classes of people rather, they are
for the povernment employees. Quite a few povernmental organizations are
appoinied for the management of house. These organizations are the labour
depariment under the Ministry of Village, the Ministry of Education, the Ministry of
Health, Depantment of Defense, Railway Station Authority and the Tostal
Depariment. They make housing arrangements for a specific part of their employces
Asian Development Bank, 1993, pg.-27). The houses built for the government
emplovees are very limited 1n number compared to their demand and no specific
policies are followed 1n the building of these houscs The officials responsible resort
to corrupt practices Thus it is sccn that those who are politically and

administratively powerful are the ones who get these houses.

According to an Asian Developmeni Rank report, the number of houses built for the
government employces by the government are  in this regard are of no use. The
government is overlooking the needs of the majority of the employees by making

housing amangements for a mited number of high officials.

The Housing Scttlement Directorate (HSD)s program includes the lower class,
lower-middic class and slum dwellers. However, the land and infrasiructures
developed by the development authorities of the four major cities (i.e. Dhaka,
Chinagong, Rajshahu and Khulna) arc allocated to the upper class only. Private
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organizations are playing a very limited rolc in the development of housing but they
operate only in rurzal arcas
Under the supervision of the local governments and the engineering department,
and with the help of some intcrnalional orgamizations inchuding UNICEF, the
government took up a program of slum deveiopment in 25 cities of the country in
1983. The policy drawn up under the program made il a legal requircment for owns
of the lands to assure that they will not remove.-the slum dwellers for ten years. Tt
prohibted the authorities from increasing any kind of taxes in the area. Although
these policies seem to be wellare-onented, most of them have not been reatized
Instead slums have been removed and new slums have sprunp up. As a result, the

living standard of the slum dwellers have deterioraled.

The government has not been able to set up any organizations or take up any policy
measurements for granting financial assistance for the realization of this program.
Housc building Finance Corporation, an organization responsible for the providing
toans for housing projcets in the cities, basically provides loans to the upper classes.
Their process of giving loans are very complicated and are allocated for the upper
classes. Bureaucratic complications of all kinds prevent many peopie from oblaining
loans from this organization. Thus this housing program is not able to play any

significant role in mecting the housing requirements of the peopie.
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Chapter 4 : High Rise Housing as a Solution to the Urban
Housing Crisis in Bangladesh

4.1 Tatroduction

In this chapter, the role of povate formal developers in providing housing o the
residents of Dhaka and the problems they face and their prospects have been discussed
Privatc formal developer refers to all the individuals/organizations who do business in
the construction of apariment bwldings and sclling of {lats The term high rise is a
popular term that people use to identify huildings above the general height of bnldings.
Hiph rises are built because they fulill ¢ertain imponant social and economic needs.
The high rise building allows the city 1o gather into & central corc & massive omount of
spacc organized and equipped for work Other factors which account for high nscs nre
the uneveo distnibution of population, nsing urhan land costs, and the need to coumeract
the waste in land, waicr and energy which results from urban sprawl. Given their huge
size and the number of people they accommodate, high nscs put great stress on the
environment. Supponing facilities and services must be carefully planned. Providing
amenable and efficient transportaban, assunng the visual and functional compatibility
of Jarge struclurcs with the cnyirohment, mecting the growing demand for sewerage
water and energy services and delivering cffective police and fire proteciion are the

basecs of conecrn in cities where extensive mgh nse development 18 occurong,

Apariments are new addition to the urban housing typology 1n Bangladesh though
insipmticant to the stock These have been coined as the ultimate living style for the
peaple of the expanding cosmopotliles and the final solution to the unabated housing
crists. The developers cliam this 1o be the perfeel haven of the middle income group.
But the apartments are not for the middie inrcome group. Therefore in its present form |
these could not be a feasible and cost-effective solution to the present urban housing
crisis in Bangiladesh. There has zlso been talks that these are alten and cnvironmemntally

unfit which cxert pressure on the city infrastructure and amenities.
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The defimtion of high rise mav be seen as a changeable torm in the context of
Bangladesh. and Dhaka. Before the 1950s houses above 2-siorey height was non-
¢xistent _In this context the 4-storey walkups built to house public sector employees and
Indian Musliin repatnates, were termed as high nses. The concepl of this Lype of “high
nse” was later broadened 1o nciude 6-storcy walk-ups {¢.g¢ Baily Garden Government
Employee’s Housing). Later all other previous 4-storey public housings werc mised to 6
storey hetghts. The government cneouraged private sector agencies to develop mgh rise
residences. The coneept of high rises in the private sector has come to (nclude buildings
above 8 storey equipped with Zifis or elevators. The rate of production of high risc
apartments by private developers is only about 250 umits per year and production of
hiph rises 1s concentrated ainly 1n Dhaka. Only about 1% per cent of the ciry
residents can afford this type of housing (Haliz-2001). In the prevailing scenanio of
poiitical instability and cconomic insccurnity, living in high rise residences are perceived
as secured housing and as an aiternate solution to living in planned residential areas like
Dhanmondi, Gulshan, or Bandhara. Those people who can not aflord to live in such
posh areas but aim to tive in similar housing condinions, high nse apardiments became an

answer to such aspiring residents.

4.2 Current state of high risc building in Bangladesh

High nise apartments 1n a large scale 1n Bangladesh were intreduced by the povernment
in the early 1950s to house the employees of a new admimstration and the refugecs
from India. In the pnvate seclor the real estate developers staried operating in the tate
1960s. Ispahani group is the pionger in this scctor. But in early 80s with the incephion of
Eastetn Housing Ltd the business started flourishing. Now this is a booming seclor of
the economy. Now REHAR has 80 members and the same number of developers are
doing their business in capital, but they are not REHAB,s members, (Semj,2002) But
most of the developers bwlt apanmenis without rcgards of their impact on the total city
environmemnt. Developers fixed the prices of the apartments on the basis of the standard

of construction, on the basis of tocanon and decmand
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Total number of high rise buildings m the capital is 83, emong them 58 aiready
completed, 23 under construciion and 2 are yet to construction. Among compieted high
risc buildings, highesi building is 31 storied Bangladcsh Bank building. Among the
proposed high rise building the highest herght will be 427 meter ‘Shera Bhaban® and if
implemnenied that will be the highest structure of the capilal. Most of the construcied
and under construction buildings are made for residential purposcs. Among 22under
construction high rise buildings 13 high risc hwldings will be used for residental
purpose (Nahar, 2002). Although tall buildings are being construcied in few numbers in
other citics of the country, almost all the existing and under-construction tall buildings
ol the conntry are located in the capital city. In Dhaka, there are many notable bnildings
clustered mainly at the Motijhee! cominerciai area and i places like Eskaton,

Shantinagar, Dhanmondi, Guishan, Maghbazat, Mohakhali, Banam and other areas.

in the survey of 13 developers il was sccn that most of the developers were not new
comers for their business. Most of the the developers were satisfied for their business
and they were also interested for expanding their business. Apartment owners give
imporlance vh somc points for buying apartments. Buyers do not chose new comers of

the business.

Majority husiness orgamzation started their business afler 1980, Only Lastem Housing
Limited stared construcling apartment in 1964 Many of the private formal developers
started their apariment busimess from amother business . Reason for coming in this

business was only more profit

In the apartment study, it 15 observed that 53.8% of developers are engaged in real
estatc and other business.46.2% of developers are involved onlty n ithe real estate

busincss and 30.8% of developers are engaged with real cstate and constancy.
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4.) High-rise housing as an option

High-nise apartmenls are creasingly being talked about as an answer o the urban
housing problem High nise apartments act as a significant source of revenue and a
business focus for the aity. Governmen{ eltoris in providing housing primanily limited
to povernment employees and some of the urban public could not make any sigmlicant
development in the urban housing scene With 2 huge backlog of housing need
mounting in the citics 2 new peneration of real eslate entrepreneurs came inlo the
picture. In some cases plots were sub divided and sold out and in others houses were
constructed, some for individual ownership and others for multi-ownership of bnildings

with Dats for mdividuals,

As soon as thc policy to accommodate more people on less land was in principie
accepted, the incvitable solution was to go for multi-storied residential building,
Consequently the rransformatton of puhlic housing from single-family-on-smgle-lot
lypology to walk up flats had bheen a sipgnificant change. The first residential high rise
building was the 12 story high staff quarter for Bangladesh Navy At Banani Dhaka
The first developer built housing at Pallabi, Mirpur in 1564, In this project, the
developer made an apreement with the buyers W develop the land and conslruct
complete building just afier an imitial payment. The rest of the moncy was borrowed by
the company on behalf of the buyers , from 2 loan mving apency and the company
construcied the houses with the borrowed money. So the buyers had only to invest in
the land initially. The project covered 1000 houses of different rypes ranging from 300
Sq Ftio 1940 5q Ft on plots of 2.5 10 5.0 katha.

The present scenario of construction and management of apartments, however, is
different because the privalc apanment developers operate in two difTerent methods. In
one method they buy land on their own, offer flats to probable huyers through
advertisements in newspapers and start construction of Mats with installments paid by
the buyers and bank loan. {n the second method, developers come under proportional

pwnership armangement. They make some down paymenis to the landowners and share
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apariments at 60-40 (developer-land owner) arrangement. The quality of construction of
apartment buildings is generally belter in the second melhod, since landowners try to
cnsurc the quality of consiruction. Due Lo scarcily of land in Bangladesh, where rapid
urbanization is laking place the Bengali dream of a personal home ownership with a
garden on the gronnd level. will remam a dream for most of the people. Unless there 15
a revolutionary change in govemnment policy and program on urban housing, developer
built housing wall ceme to be 2 significamt housimg supply system for the urban dwellers
who can afford it. The developer buiit housing particularly the high rise ones are
already changing the cityscape dramatically. Architects and city planning authonties
should make a concented etTort sa that this newly emcrging powerful form can provide a
delinite and desirable addition to the physical character of our citics. {jnf_-, main rgason
of housing problem is the widening gap between the cost of housing resources and the
affordability, which makes a cost-effective solution remotely possihle. It has been
cstimatcd that through the cost-cfTective measures it is possible to serve the upper 60%
of the urban population in Bangladesh (Rahman, 1991, 1993 b).
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Name of the organization | Year  of | Type  of l way of  land | Type of problems | % of profit in B
Eetallich Ruziness acauire for developers -
el

Fastern Tousing Limited ] 1964 Beal estate | Through Mo ™o

and others | purchase and
shating
L gparlment

Bashati consorium Litd 1987 Others sharing Lack of gowt | No

apariment support,

Shehech Towser PBEE Real <stiis | sharing High reghstration | Ne

and pthors | apartenent cost, lack of land

Agrami Apariment Lid 1989 Real estare | sharing Mo per aqt 500 taka

and others | apartment

Hussan & Associstes L | 1990 Only Heal | sherng Mo Reply MNa Reply

entate apariment
Amin Mobammand | 1992 Only Real | Through Lack of gowvi | persql300-531
Foundation Ltd gstate purchase add | suppon, hizh
sharing Tepistration cost
gpartmesni

Tucky Apartment{p} Lid | F994 Only Real | sharing Lack aof govi | persqt 200 taka

wilate apariment sLpport,

Advanced  Development | 1994 others shaiing No per sqt 32-40%%

Technology apartmenl

Globe Construction Lid 1997 Others sharing High cost of land | per sqt 300-500

apartment

Concord Real Estate 1997 Only Real | sharng Lack of pon | No

eslate apartment SUDpOLL,

Mega Builders Lid 1998 Real esate | sharing Na per aqt 30-40%%

and others | apartment

Sky View Foundation 1903 Only Real | sharing high  cost for | per syt 200-2501

cstate aparimeanl tnirastructurs,
lack of govl.
sUpport

Ripayan i{eal Estate [id 1998 Cithers Through No No

purchase

Japan Garden City 1099 Only Real | sharing Lack of govt | persqt 225-3(01

estale apartment suppert, -

Atlantic Davelopment Lid | 1559 Others sharing Mo per sqt 30—

apartrenl

Source Field Survey-2002
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1t was obscrved that 92 3% developens constructed apaiments by sharing apariment
with the land owner. Only Rupayan Real Estale Ltd constructed high rise apariments
by purchasing land . The pereentage of the high rise apariment’s share depend on the
location. For Dhanmondi, Gulshan . Banani arcas developers generally pive 40%-42%

share of the apanment Yor other location landowners are given 30%-35% share.

Aparment Charactenstics

Some socio-economic and demographic chamacienstics of apariment and apartment
owncrs have been gathered from developer’s interview and a rcsearcher study. A
questionnaire-based survey among 150 apartmeni buyers was conducted by the
rescarcher to gather information on among many aspects. The apariment owners are
mostly educated. They have very high income and they hold substantial amount of
propertics. They have middle aged and smaller families. The total monthly farmly
income of the apartment dwellers are very high. About two thirds of the families in
apartmenis had more than one source of income. Only the nich and alfivent could afford
to buy and live 1n apartments. The profession of the high rise apartment owners is
difTferen. The main professions are professional in private orgamzation, professional in
government joh, indcpendent consuilant! profiéssional, business scctor, finance sector
etc. The largest scction of apartment owners are businessmen/industrialisis who, under
the present socio-political and ccononiic situation n the country, have large amount of
spare money some unaccounted for, which would usually be spent on real-estate as a
favoured option { islam, 1981; Swddigue, 1990).Most of the apariment dwellers have
urban onpgin. They used o live in new ciiy areas before moving mto the apanmemnts.
Sometimes apartment owners spent a pood parl of their hife abroad. Apanment owners
live 1n foreign countrics cither for business, occupation or study purpoescs. Among those
who had hived in foreign countrics, majority hve in oil-rich Middle Eastern countrics,

Furope, UK, North America, Sweden are most common

Density of hving in the apartments is low where the dwetlers have more spacc per

person. The price of the apartments depends on many things, such as- locality, facilitics,
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design etc. Thus the building costs lie in the range of Tk. 8,300 1o 10, 000 per sqm. In
the informal sector the price range would be 40% lower (T, 4,500.7.5G0) while in the

public sector the price is 60% above the maximum

In the study it is observed that 69.2% of upper and upper middle income group of
people eager to boy the high nise apartments. The developers idemtify the following
problems as restricling the growth of the business. Because of the acute shortage of
dwelhngs, scarcity of land and the complexities of building, developer construcied
dwellings should have many attractions as 15 shown in a interview conducted among

somc flat buyers, who state their reasons as follows:

Most of the people buy high risc apartments because 1t is less roublesome compared to
owning a plot and then constructing own houses on it 84.6% of people buy apartments
because of securcd fiving and locahty. 23.1% of people buy high nse apartments

hecause of other reason, such as- good will of the developer, Status symbol.

Table 4,2 Reasons for Buying Apartments

Name of the organization Apartment owner's class Reasons  for  buying
Apartmenl
Easiern Housiog Limited Lipper and upper middle and middle | a, b, d e
Bashsli consortiutn Lid Upper and upper middle a b d e
Sheltech Tower Upper and upper middle a,cd e
Agrani Apariment Lid Lipper and upper middle a.b.d
Hassan & Associgtes Lid Upper and upper middte e b de
Amin Moharmed Foundation Led | Upper and upper middte ab.ce
Lucky Apartment{pvt) Lid Upper and upper middle a, b d
Advanced Development Upper and upper nuddle a.b.d.e
Technalogy
{ilobe Consteuction Lid Upper and upper middic and middle | a, bd
Concord Real Estate Upper and upper nuiddle a d
Meiza Budders Lid Upper and upper middle 2 b de
Sky View Foundation Upper and upper middle g b, c
Rupavan Rezl Estate ltd [pper and upper middlo and lower 4b d e
Japan Garden City Upper and upper middle b.d
Adlantic Development Lid Upper and upper middle ab.d

Mole: ajess hassle, safer housing option, blsecurity living, c}stalus svmbol {prestige), d) location, €}
athers, Source; Field Survey -2002
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Apartment owners buy high rise aparimenis for four maor reasons. Most of the
apartment owners buy apartment hecause it is less troublesome comparcd to owning a
plot and then constructing own house on 1t Some owners buy aparimernis because of
secured living, good deal, goodwill of the developers and locality. Some buyers view

apartments as either well sinted to their backyround and hifestyle or a status symbol.

4.4 Problems and prospects of high risc apartments

As buildimgs are made ever larger and as thoir numbers increases, cities are being
confronled with hyghly complex problems Transporiing large numbers of people in and
out of high density districts, meeting the growing demand for sewcrage, water and
energy services, assuring the visual and functional compatibihity of lerge structures with
the environment, and delivening effective fire protection are the source of senous
concern where extensive high nse devclopment 15 manifest. {f our socicty continucs to
move more and more peeple in more cars, and continues to use more and more
machines, then, our environment will keep petting noisier. The more human activity the
more sound. Noise pollution threatens to damage the hearing and nervous systems of
men, wormnen and children across the city. Noise can bring stress on the binlogical
systems of livestock and poultry Tralfic, noise and the lack of privacy are also
problems that merease the sense of higher density. High nse apariment owner’s relation
15 very formal with their neiphbors. Family members of the high nse apartment meet

rarely with other family members of the high rise apartments.

Flanmng 1s for people. People will not conduct themselves according 10 seme planniog
theory, hit will follow habil and their own desires, Buyers today are interested in total
cnvironment: Streets, playground, walks, landscaping, school, shopping and community
facihities. Developers are always interested about their ratc of rcturn. They are not
interesied about all aspects of proper planning. Most of the developers built apartments
without regards of their impact on the tolal city environment. Developers oflen assume
that necessary scrvices will somchow be made available through the public sector

without careful examipation of existing capabilitics The devclopers claim high risc
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apartments to be the perfect haven of the muldte income group, but these are not
(or middle income people and these are alien and environmemally unfit winch exert

pressure on the city infrastructure and amenities.

High rise apartmcats in Bangladesh have been planned, designed and constructed by
tocal architects and engineers, High rise apartments both commercial and residential,
of Bangladesh have already revealed their ments and dements thal they have been
serving the community In the absence of proper urban planning and design high nise
apartments ol Bangladesh arc responsible, in many instances, for several problems
leading o disadvantages for Dhaka city dwellers Here it has been tried to
summarize some problems and prospecis of high risc apartments in Dhaka . These
problems and prospects are laken rom different thesis, journals, study of different

persons including Engineers, planners, sociologists.

People in high nse buldings have special dependencies. (he supply of eleciric power
is important for running elevator, healing and cooling in the various scasons, and
maintaining lighting throughout the structure. People in high rise butldings also
require elaborate mechanism for the supply of water and for the removal of garbape
and sewage. This pul substantial demands on the surrounding city. Traffic jam at the
entrance or approach road; lack of uulities ke waler, electricity, sewerage,
telephone, etc; These happensd so because the cify’'s infrastruciurc was not

desymed to sustein such density.
2. Lack of privacy: Personal and audio-visual privacy has been hampered.

3. Open space is not available here. Inadequate provision for verlical circuiation,
lack of ¢chuldren’s play area and community functions, problems of social interaction,
etc. All these happened because the sellers of apariments do not have any secial

responsibility and the design were not done accordingly.

4. High risc buildings prevent social contact with other neighbors, which can lead to

socio-psychological problem.
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5. Maintenanc;: problems: The developers scil living umits lo various owners and
wilh this their responsibility or rather objectives is over. The new dwetllers, some of
whom are remt-payers cannot organize themselves for the job of maintenance of the
building. Now some of thc developers employ a group of people for the
maintenance of the building, and this in turn brings heavy taxation on the dwellers, |
6. In Bangladesh housing and now high-risc housing is one of the scetors in which
corruption has been found in abundance. The developers do not follow appropriate
architectural design and safe structural design. There is no rulc at present in which

the devclopers can be brought to law and the buyers be compensated.

7. There 15 no mechanism as to how the building will be reconstrucled on the
existing land after the expiry of hife or carlier. Tl has becn reporied that most of the

developers are not providing cssential safety reqnirements in their high-risc housing,

Prospects of high-rise housing

It 1s a malter of common expericiice that wherever the high-rise housing was
adopted for increasing housing density without proper consideration of overall
environment the resuit was catastrophic. What is now being done by the developers
that may fulfill the nced of the developers and associates but can in no way meet the
need of man, society and cnvironment. High rise apariments is quite a different
subject to handle in points of socio-cultural and climatic adaptability, archilectural
and structurat design, utility supplies, maintenance, safety against hazards and so on.
A large complex and to a great extent difficult subject like hiph rise apartments can
become successful in a developmg couniry only when handled by the public

instiutions under direct patronization from (he government,

The land and utilities required for high rise apartments is quite different from that
requircd by the simple multi stored housing. So, it will be the responsihitity of (he
government to provide suilable land , infrastructure and utilifics for such scheme
during the preparation of city’s Master plan. Figh risc apanments need to be
comfortable and safe tor human habilation, taking into consideration the adverse

conditions and hazards. The maintenance of high rise apartments 1s not that simple
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as that of a 4 or 5 storied building As much an efficicnt system for maintenance
work has also to be worked out. The socioculural requirement of the people of

Bangladesh must be accommodated 1n their habitation.

4.5, Memorandum of Association

The Real Estate and Housing Association of Bangladesh.

I. Incorporaled in Bangtadesh under Section 26 ol the compames Act. 1913

11. The name of the Company is the Real Estate and Housing Association of
Rangladesh.

M.  The Registered Office of the Company shali be situated in Bangladesh.

The nbjects of the Association are or objectives of REHAB

A To promote and foster ideas of Co-operation and mutnal help amongst the
members engaged in real estae development and housing industry 1In
Bangladesh.

B To watch over, protect and safeguard in general Commercial and industrial

" interest in Bangladesh of the members engaged in real cstate development and
hosing 1ndustry business

. To consider and 1o help formulale the policy of Govl, from time Lo time, relating
to real estale development and housing industry.

D). To enter inte any arrsugements and to ke all necessary and proper steps with
Govl or with authorties, Mational, Lepal, Municipal or otherwise of any place
in which the Association or its members may have interest and to promote or
assi1st the prommotion, whether directly or indirectly, or any legislaton which may
appear to be in the interest of the Association; and 1¢ opposc and resist, whether
direcily or indirectly, anv legislation which may seem disadvantapeous to the
Association or 1ts members.

E. To arbimate in the settlement of disputes ansmg out of commercial transaction
between parties willing or agreeiug to abide by judgment and decision of the

Association.
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To communicate with Govt. and other similar mercantile and public bodics
wilthin or outside Bangladesh with a view to promote measures for protection of
real estatc development and housing Industry having particular reference Lo the
interests of members.

Te promole, advance and help commercial and technical educanion and such
study of different branches of Arl, Commerce and Science which may lead to
develop trade commerce, agriculture, industry and mining in Bangtadesh.

To acquite and undertake the whole or any part to the dealing of organizahons
whose objects are simitar to the objects ol this Association.

To subscribe, to become member of and to co-operate with any other such body
or bodies whose objects are aliogether or i part similar to those of this
Association and to procure from and to communucate to any such Association
such information as may be likely to further the objects of this Association,

To acquire, promote and maintain a suitable office for holding and conducting
commercial tramsactions, mectings of members or arbitrators and other like
marncrs.

To accept any donation, ift, contribntion of lawful subscription towards
promoting and maintcnance of the objects of the Association and to create and
provide funds and to invest and apply the same as the Associanon may deem
cxpediem.

To sell, improve, manage, develop, exchange, lease or let, under-lease or snb-let,
mortgage, disposc of, turn to account of otherwise to deal with all or any part of
the property of the Association, whether movable or immovable or immovable.
To-construct upon any premises any builtding or buildings for the purpose of the
Association and to alter, add or improve any building upon such premiscs.

To invest any money properly of the Association upon such securitics as may be
determined and in such, manner as determined by the Association.

'Fo bormow or raise any money required for the purposes of the Associahon upon
such terms and in such manner and on such securities as may be determined and
1n particular by the 1ssue of debentures charged upon all or any of the property of

the Association.
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To aid and to receive aid from any other Socicty, Association, Firm,
corporation, Company, Partnershup or Person promoting or formed or intended
to promote any of the objecls of the Association and to subscnbe to or aid any
such Society, Association, Firm, corporation, company, Parmership or Person
with a view to obtain any advantage or benefit for the purpose of the Association
and to subscribe to any fund or Seciety as may be considered deserving by the
Association.

. To start journals and periodicals and otherwise difTuse knowledpe about trade
and commerce and to fund and mamtam institutions for the training and teaching
in the ar of industry, trade and commerce.

To buyv, sell, export or impor goods of all kinds and to carty or promote or
encourage any other business whether manufacturing, trading or otherwise of all
sons whether for the benefit of the Association or any mcmber of members of
the Association and to promote companies for the purpose calculated to benefit

this Associalion.

s. To act as epents or brokers and trustees of any person or firm or company fo

undertake and perform contracts or sub-contracts and to appPint brokers or
agrent in Bangladesh or elsewhere for benefit or necessity of the Association.

To draw, make, accept, endorse, discount, execute and 15sue, promissory notes,
bills of exchange, hundies, bills of landing, warrants, debentures and other
negotiable or transferable instruments.

. To estabhsh and support or to aid in the eslabiishment and support of any
Aszociations and institutions for benevolem objects, ¢lubs, societies or funds for
the benefit ol humanity or any section thereof and 1o subscribe or to gusranies
money of any charitable, educational or other trust

. To pay ow of the funds of the Association all costs, charges and expenses
prelimmary and incidenlal to the promotion, eslablishment and the registration of
the Association.

. To appear betore any court and to appoint legal practioners for the association,
to appear before the cour and to defend, compound or refer to arbitrahion any

case or suit for or against the Association.
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X. To acquite from time to time and to manulacturc and deal 1 ali such stock in
wade, goods, chatiels and eflects as maybc necessary or convenient for

furtherance of the objects of the Association,

Y. To subscribe for purchase, acquire and hold shares, stock, debentures, or other
umerests in any other Association having objectives altogether or in part similar
i those of this Association.

Z. To deal in Government Promissory notes and Secunties, Port Trust Debenlures,

Corporation Securities tc.

If upon the winding up or dissolution of the Associalion lhere remains, afier
satisfaclion of all debts and habilities, any property whatsoever the same shall nol be
paud to or disirtbuled amongst the members of the Association, but shall be given or
transferred to some other institution of institutions having object similar to objects of
this Association. If any member of the Association pays or receives any dividend |
bonus or other profil in contravention of the fourth paragraph of this Memorandum,
his lizbility shall be unlimited. Exccpt the above, the Labidity of the members is

linited.

Cvery member of the Association pays or reccives any dividend, bonus or other
profit in contiavention of the fourth parapraph of this Memorandum, his liability
shall be unhmiled. Exccpt Lthe above, the liability of the members is limited. Every
member of the Association undeniakes to contnbute to the assets of the Association
in the evemt of the same being wound up during the time that be is a member or

within one year afterward.

REHAB-Its Input in the Government Policy Making

Introduction:

REMHAB since ils inception had its own problem in Lhe pestation period besides
convincing the Government policy makers about its role in any policy fornulation

relating to the Housing Seclor,
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REHAB was formed with a view to organize the most vibrant sector into a
chesive body to both protect the interests of developers ad clicnts and aiso to acl as a
and the related agencies. REHAB has succecded to a great extent bout there remains
may a problems which need to be addressed in order to ensure that there is a policy
because of misunderstanding of the Government and 1ts agencies but others are the

results bureaucratic ine(Mciency and inactivity.

REHARB has always acled to further the Government policy and to do  this
effectively REHAB must b given due recognition and made a party in atl processes
of housing facililator then the acute housing problem can be tackled effectively In
simple words, it needs sincenty of purpose and eflective implementation of the
policies once adopted through thorough deliberation. REHAB will always be

responsive to all nghtful calis in this resect.

A bricf note on how REHAR came oo being. its achievement, preseni performance

and scope of work

Formation of REHAB:

Real FEstatc development in private sector in this country stated in pre-liberation
days when Eastern Housing Ltd. in the mid -'60 underiook land development project
known as “Pallabi Project” for housing purpose 1n the Mirpur area of the Dhaka city.
The concept of apartment Development staried in the  later pant of the "70 decade
when Free School Property Development Lid. siaried development of ownership
apariment in the Siddewwor! and Mogbazar areas of the Dhaka City followed by
Eastern Housing Ltd. During the decade of 'a number of companies came into

existence and engaged in ownership apanment development

Itz Achicvement:
‘The following past achievements of REHAB necd to the mentioned specially:

a) Government's declaration of construction of residentral building on Commercial
basis as an “Industry” and the recognition of developer Companies as Industrial

units by the Investment Board for avalling various facilities as an mdustry like
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d)
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other industmal uniis under the ingome tax Act. Unfortunalely due to the
nonissuance of required SRO by ihe National Board of Revenuc, the matier yet
temnain unresolved tnspite of constani persuasion.

Reduction of VAT 1 Real Listate secior from 15% w0 1.93%

Dircetion of Bangladesh Bank to uil commercial banks for providing credit
facilities to the Developers and the Apartment purchasers alike.

Sanetion of Aparirent loan by the House Buildiug Finance Corporation (HBFC)
10 the Apariment purchasets.

Kepl REMAB associated 1n (he framing of the National Housing Policy, 1993 of
the Government.

Goverunent decision for taking membership of (rade association compulsory by
person/companics cngaged in 2 particular trade.

An independent REHAL Secretarial at Lastern Plaza, Sonargaon Road, dhaka
with all logistic supports and amenities. Imtially, the then General Secrcfry

accommodated the REHAR in his business ollice for long 5 years with all

NEeCCssary supports.

Present performance:
i)Held series of meetings with the Hon'ble Works Minster, Secrewary, Ministry of
Works and the Chairman, RAJUK mghlighting problems of the private seclor

Housing and seeking Lheir sofution and have been successful in resolving Most of

the problems.

if) Met the members of the Press number of times for general discussion on the

probiems facing the housing seetor and sought their co-operation in projecting the

views of the REHAB through the respective news papers The response of the Press

has been satisfactory.
iii) Mel the Chairman and Members of the NBR for apprising the adverse elfecun

the increase of the rate of VAT and the collection procedure of AT, Decision on Lhe

proposals submitled o the Government by REHAB in tlus regard is awaited.

iv} REHAB was represented in the formulatiun of the Multi-Storied Residential Plot

Construction Policy, 1998 of the Government.
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Round Table Conference on High Rise Building attended by senior Government
oflficials, educationists, experts, eliles, inteilectuals, members of the Press and
members of the Execulive commitice of REHAR.

vi) Formation of Sub-Commitiees in RCHAB to attend to various probiems of the
housing seclor with a view to find ot remedhal measures and recommend to the |

authonties concemed for appropriate neccssary action.

Scope of Work:
1. Improving and strengthemmg liaison between REHAR with various Govermment

and semi-Government agencies

2. Make an cfficient drive io bring more compames under REHAB membership.

3. Pubhc awarcness is to be created for highlighting that REHAB's objective is to
protect the interest of the developers and purchasers alike.

4 An information center 15 to the set up in the REHAB Secrelarial to cater o the
necds of the purchasers‘member of the public in respect of development of
land/apartinent in the conntry.

5. Arrangemcnt of property fairs by REHAD from time to fime to boost up sales of
apartment/land and thereby imibate steps for removing the prescnt stagnant
markct condition.

6. Shouldering responsibilitics of organizing (he “World Habitat Da2y” REHAD in

close co-operation with the Government.

Real Eswte—contrbution in the Economic Growth Employment in Housing Secior
Over the last 15 year the Estate Devciopmemt sector has made sigficani
contribulions i may scctors of our economy. Since 1985 this sector has created

homes for over 12000 familics in the metropotitan City.

Since 1985 s sector has procured consiruction materials worth over Tk 1,000
crore. I givers employment to about 12,000 construction workers and pays wages to

construclion workers amounting to 2bout Tk. 45 crore annually:
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The fact that many cemen{ manulacturing industnes have now been set up n

Bangladesh s a rellection of the impetus the Real Eswate Development sector has
given to our economy. Today about 200 architects and consulting engineers are
dircctly supporied by this scctor: over 500 graduate engincers are holding
management posiions in this sector and almost2,500 diploma enginecrs arc engaged

by this scctor.
4.6. List of REHAB Mecmbers

1. ABC rcal estates limited

2. Advanccd development technology

3. Agram Apartmem [imied

4. Alam’s Real Estate Ltd

5. Alcove Lid

6. Amin Mohammad Foundation Lid

7. Apollo Holding Lid.

8. Ashmf Real Estate {Pvt.) Limited

G Asset Developments & Holdigs Lid

10 Bangladesh Developmetn Company Luniied
11. Bashati consortium

12. Bay Developmemts Ltd

13. Bay Tower Lid

14. Bpral Rea; Eslate (Pt} Lid.

15. Brac concord Lands limited

16. Building for Future

17. Estate Developrs & Dealers Ca Lid,

18. Building technology & ideas itd.

19, Charuta homes Ltd.

20 City Axis Lwd

21. Concord condominium Limited

22 concord Real Eslate & Building Products Ltd.
23. Concord Real Estale & Development Lid.
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23
26

27,
28
29,
30.
3.

32

33
34.
33,
36.
37
38.

39

40,
41,

42

43.
44,
45,
46,
47
48.
49.
30.
51
52.
53,

54
53

. Confidence Builders Limited

. Creative Propcrtics Ltd.

. East West Property Development {Pvi) Ltd.
Eastern Construction Co, Kimited
Eastern Housing Lid. Apartmnct
ENA Properies Lid.

Globe Construction [td.

Hamid Real Estate Conslruction Ltd.
Hassan and Associates Limited

Ideal Home Builders Limited

K. S Engineering & Tcchnology Limited
Kusholi Nirmata Limiled

Latife Real Cstate Ltd.

Living Stone

Living Plus Limilced

AR.S. Properties Limited

Metro Makers & Developers Lid.
Minarat housing Esiate L.td.
Multiplan Limited

Navana Real Esiate 1.td.

Norih South Propeny Development Lid.
{Cmenlal Real Estate Lid

Pacific Housing Limited

Property Development Lid.

Rahat Real Estate & construction Lid.
Rangs Properties Limited

Realia Homes and Apariments Lid.
Ridge Park Holdings Limited

Ricad Properties Ltd.

Ricad Properties Lud.

. Rupayan Real Estate Ltd.

. Shanjahan & Group

10
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56. Shaptak Grihayan Limited
57. Sheltech (Pvt ) Ltd.

58. Shinepukur Holding & Lid
39. Scv View Foundation

60. Srishtikala

&1. 5 5 Builders and Developers Ltd.
62. Standard real estate Ltd.

63. The Structnral Engineers Ltd.
64. Snvastu Development

65. Tower Buildiers Limiled

66, Tropical Homes Limited

&7 Unicorn Bnilders

68 Mestern Developers Ltd.

69. Zoha Properties Limited

The above list shows a list of Real Usiaic Compames engaged in real esiare business.
including conslruction ol high-rise apariments and thc number of living unis
developed by them. Since new companies and new projects arc appearing cveryday,
this list may be considered as incomplele. But the above lList is taken from REHAB
directory 2002 A short description of some Real Estate Companies has been piven

below which companics were 1nciuded for held survey.

For this research 15 developers were interviewed for dilferent collecting difterent

wmformation. they gave many information about diflerent aspects of Lheir real eslate

business. These are shown 1n the following lable.



103

Table 4.3: Number of Apartments and Units of Different Period of Time

Name of the orpanization | Number of | Number of umis | Number  of | Number of units
apartmems  have | have crealed ull | upits  (sold | (sell in fulure
created Gl now now out) within one year}

Eastern Housing Limited | Above 100 (2500} | above 20 all units Above 200 {1200}

units

Rashati consortium Ltd Above 100 above 200 More  than | Above 50 units

half

$heltech Tower Above 100 {342) | 6¥4 all units above 360 units

Agrani Apartment Lid 1225010 17! More  than | 50-100

half

Hassan & Associates Lud. | 10 ahowe 100 All units Above 200

Amin Mohammad | 640 1500 More  than | Above 800

Foundation Lid ) [ 1. L A )

Lucky Apartment(pvt} Lad | 1-25 SO-100 Maore  than | 50-100

half

Advanced  Development | 25-50 100-204) More  than | Above 100 units

Technolawy half

Globe Construction Lid Above 100 W) dore  than | 50-100 unils

ltaif

Concord Real Esiate abave 100 REILY Above 100 units

Mega Butlders Lid 25-30 520 More  than | Above 50 umits

half

Sky YView Foundation 1-25 S0-100 More  than | Above 100 units

half

Rupayan Real Estate itd 1-25 400 More  than | Above 100 units

hatf {224 Units)

Japan Garden City Mo answer No answer Half 2Bynits

Atlantic Development Lid | 1-25 o3 Hall Above 40 units

Source * Field Survey, 2002

A short description of some_Real Estate Companie,s has been given below,

which are included for hield survey of this rescarch:

1 Brief company profile : Advanced Development Technologies Lid.

ADTL 1s onc of the leading real estate compames of Bangladesh. 1t specializes in

developing luxury apartment complexes n prime location of the city. ADTL1s a

member company of the “tropical gorup” one of the biggest specialized enginecring

and consulting lirms in asi with cperation in south cast asis and the middle east.

Affiliation. The company has been affiliated as a corporate member of Bangladesh

PBritish chamber of commerce. Looking ahead: land & land development project,

low cost housing, ready-mix concrete plan & steel frame structure development.
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Representation 10 Rehab : Engr s m. anwar hossain bsc. engg Compled project

in Bricf. At preset, ADTL has 53, apartment building projects in the prestigious arca
of the city such as Gulshan,Banani, Bandhara, Dhanmond: and Uttara Majoritics of
these projects were handed over to its clicnts and other projecis are in various siages
of construction and expecied to be handed over by 2001 Another 5 projects
including commercial buildings, shopping complexes, business suites are in e
pipeling. the company is backed by senior most professionals experienced m mal

estate sector,

2. Brief company profile: Agrani Apariment Ltd a sister concern of Agrani trading
corporation Lid-distributors of British Amerncan Tobacco Bangldesh co Ltd and
Reckitt & Colman (bd) Iul, was cstablished in 1989, we are onec of the few
company’s 10 be enlisted with rehab 1n its carly stage.

Within a very short span of time, Agrani has completed and handed over a good
mumber of projects 1o their valued customers and a few more nnmber of projects are
at verge of compiction. Whist some prujects arc in their infancy in vanous prime
arcas of the city The prime objective of this company is to materialize the dreams of
millions of city dwellers to aflford a home for them with multifarious choice and size
at suitable locations.

Resume of chief executive: Mr. Rahman is the managing dircctor and the ceo of the
company

Representalion to rehab: Mr. A5 M. Masudur Rahman

A completed project in brief: white stone 97, Shantinager, Dhaka white stone isa
projection of an ideal home reflecting the dreams of middie class income group of
the country. Tt is a production of best professionais involve in bwlding hemes.T his
js a compact apartment. The sizc vanes between 500-1000 sfi it includes 2 bed,
tolets, living cum diming and 2 verandehs. Our owners will gei the blend of a good

taste and a thing of beauty which will joy forever in them lifetime.

3. Bricf company profile’ Amin Mohammad Foundation Ltd has started the journey

of success in real estate seclor with 2 view o achicve total satisfaction of the clients.
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Thus commiticd 1o build the hest turned in lo the key works of Amm Mohammad

Foundation 1td which the corporate solemnly believes.

As a2 member of Amun Mohammad proup the corporute eamced the trust of the people
through its tireless efforts 1o excellence which had enabled AMEL o completc 27
projects within a very shorl time in pnme locations like Baridhara, Banani, Gulshan,

Dhanmondi, Siddeshwan ol the capital.

Representation to rehab’ Mr. m. Saiful Islam, director, devejopment
A company project in brief: Green lake aside at greenay & silent parl of busy capilal
Dhaka the 6 storied apartmetn at Gulshan is an umque architechtural beauty

4. Brief company profile: Apello Holdings Lid,, is a subsidiary of shellech (pvt) .
This company was eslablished with the objective of developing a 5 star hote! and
shopping mall of intemational standard. This dream project is presently bemg
implemented at panthapath, the project name being “squarc.

Represenlation to rehab ; Dr. Toufig M. Scraj.

A compailed project in brief: sheltech square 15 a nnique project in the fieid of
shopping centre as well as in the holel sector. It iwll add a new dimension fo the
total concept. never before such a project has been taken in this country It blends
the joy of shopping with the comfort of hotel in a majestic way. This complex has
been designed by a lamous overseas archilecturai firm (bent sevening & associales)
who are known as specialisis in hote! design. The structural, electrical, mechanical
& sanitary system has been designed by Seateche of Thailand and has been
rechccked and modified by a panct of structural designers from DBuet. Davis
Langdon & seah (thasland) td (dls) is performing as quantily control company. this
high rise building is a marvelous synchronization of archilectural brilliance and

acsthelic novelty

5.Brief company profile : From the emergence of Concord in the late 1972, it has

grown into a leading corporate proup and the largesi construction conglomerales in
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Bangladesh with the successful completion of over 130 projects both home and

abroad and numerous other ongoing projects under their belt.

In keeping pace with the on going demand for both high quality apariments for high
class and different ranges of moderate apariment projects for the middle class
concord proup has decided 1o imroduce a new company with a new vision 1n the
beginning of 1997 by the name concord real estate & building products 1id (crpl).
Representation to rehab : Mr. Shahriar Kainal

A completed project in brief’

Grand palace concord is situtated at plot #173 (nwf), Gulshan avenuc, Dhaka.this
consists of 2,740 to 3,535 s flats.

6. Boef company profile: Eastern Housing Limited (EHL) was established in 1964
and emerged as 1he pioncer in real eswte arena under pnvate sector parlicipation. Tn
60’s EHL started it’s actwvities by undertaking a chanlienging project of that time
named Pallabi township al Mirpur, Dhaka consisting of 1000 villa type independent
houses, it has successfully completed satellitc townships named Banasree,
aaflabnagar, Pallahi phase-ii, Niketan, Mohanagar, Demra, Savar etc, Mayakanan
another new lownship project near Aminbazan is 1n progress. EHL slarted apartment
project 1 Siddheswari in 1981 and have successfully complcted meany similar
projects. it introduced ‘eastern tower” the first fugh nise apartment complex (three 18
storied buildings) and have compleled many more. “Eastern plaza’ a centrally air
conilitoned shopping complex first of its kind in Bangladesh was butlt by ehl in
1990. Similar shopping complexes like eastern plus, eastern Benabithi, eastern
Yakub plaza Comilla, Hasterm plza sylhet arc mn progress. Since it’s inception 10
date F11L has complcted around 35,000 nunber of residential plots, 3200 number of
apartmetns, 950 number olTice spaces and 500 number of shops. EHL. has exieniled
services counfry wide and have already completed land project tn Rangpur and
shopping complexes in Comitla & Sylhet are in progress.

Representation to Rehab : Mr, Akramuzzaman

projects in briet:



| %

107

Description projects no. of units

Residential plots:

Within Dhaka 34 34929

Countrywide ] 132
Apariments:

Walk up 33 866

High rise 42 2334
Commercial buildings:

QfTice spaces G 924
Shopping complexes:

Within Dhaka 5 3025

Countrywide 2 498

7. Brief company profile Rupayan Real Estate Ltd has come into being with an
optimum view (o mitigate the housing crisis.

Rupayan on gowng projects arc at uljitars, Mohakhali, Moghbazar &Ilakhibazar
area. All these projects have been built up on the land owned by the company.
besides these the are planning to build apanment at other prime location of Dhaka
city. The company has come forward W ensure the plot of land in a very peaceful
and congemial althosphere. They are fvoking forward to countribuic to the positive

growlh of the countey™s commercial and {inancial activities,

Representation to Rehab, Mr. L A, Mukul, managing direcior

Completed project in briet : Rupayan Real Eslate Iid: Ease]l dream prlejcl road no.
I/a, secor no. 5 Uttara no. 5 Udara wiodel town, Dhaka, Rupayan villa, road no 14,
sestor no. 6, Utara model town, Dhaka, easel hut project, 345 Dilu road,
Moghbazar, Dhaka, Easel heaven peoject, 63 Lakhibazar, Dhaka; Rupayzn centre,
72, Mohakbali /o, Dhaka (vommercial projeci- shopping centre and office space)
rupayan housing estate ltd: rupayan model town at Biwghar at Dhaka Narayangonj

tink road; Sonargaon Abasik prokalpa at Sonargaon, Narayangon).
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8 Briel company profile: In february 1995, Stincpukur Holdings Lid. (SHL), onc of
ihe lcading subsidiaries of Beximeo (roup emerged as & prime real cstate developer
of the country. In only five ycars time, the company has achieved tremendous
success in addressimy the housing nceds of the sociely.

Homes for all; oflering homes from tk, 10.00,000,00 to tk. 75,00,000,00 Shinepukur
Holdings 1.4, has a neighborhood Lo {il the needs of almost any home buyer. The
projecls are spread over the two main cities of the country-Dhaka and Chittagong,
Townships: to participate in the process of resolving acute housing problem, in the
metropolis, shinepukur exiended its operation through developing satellite township.
currenl on going project are-sunctly-1, suncity-2, suncily-3, ashutia abashan.
integrity: the architectural designs of shingpnkur home and residential projects drew
raves from customers and the competition alike and it continucd to offer innovanye
solutions to the challenges of urban tiving in the years ahead.

Representation Lo rehab - Mr. M. Firoz, general manager

A completed project m bref : Manosh lake view, Mauanoshi lake view is
Shinepnkur’s most successiul apartmetn project for middle income people within a

price range of th. 12-16 lacs at Mirpur.

9.Bbriel company profile: Sky View Foundation Ltd steped 1n apartment qusiness in
the middle of the year 1998 Vacing different lypes of obstacles the company is
ooing ahcad with a great challenge. the company begen with single project now
there are seven projects 1n progress Sky View Foundation lid. s very much strict to
fulfll the commitment.

Representation to rehab dr. n, szoha

Commpled projeet in brict © Shahadi view a six stroied apaniment complex at 76,
Nayapaltan, Dhaka. sky view tower a 10 storned apariment complex at 19,
MNayapaltan, Dhaka.

Feroza View a 8 sloried apartment complex at 63, Shantinagar, Dhaka.

)0, Bricf company prefile: Globe Construction Ltd. a real estate construchon

company engaged in developing and censirucling residential, commercial, industrial
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buwildings and shopping complexes in Dhaka city for sale since 1997, This
company has successfully completed construction of three industrial projects and
own 14 storicd head office bwlding of globe Tanakantha shilpa panbar in the centre
of Dhaka city. At present it is cnpaged in construcling and developing more than 25
different types of apartment buldings and shopping centres in Dhaka city for sale.
Represemtanion to rehab: Mr. Md. Ashraful Hqu, peneral manager

A completed project in brief Globe centre, commercialty constructed first project at
28/, Indira road, Farmgate. Dhaka alrcady completed and harded over to Lhe
buvers. The total constructed space of the building is 30,000 s

4.7, Problems in housing sectors

The Real Estate and Construction Industry plays an imporant role for sustainable
development of a country. The constructiwn industry s an imporiant scctor for
physical and cconomic development of country. 1t provides physical expansion and
cconomic development. This sector 15 well linked with human settlements,
employment and emvironment. This secior contribuics more than 5.55% i GDP on

an average.

It 15 & recogmzed (act thai the health of the Real Estte Development secler is the
barometer of the natonal economy. Housing is indeed onc of thc most important
priorities of any government. L s very unfortunate thal teday the Real Estaic
Development sector of Bangladesh is 11 a negative slate. 1t is not sotively patromzed
by the policies of the government, As a result, this sector could not grow under a

planncd environment.

It 15 our view that one of the reasons behind this pathelic scenario is the
misundersianding of this sector by the successive governments Instead of recerving
encouragement and nurturing, this secter has been progressively quashed by

regressive government policies A few examples are hisled hereunder.
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Hizgh Remstration Charpms Trasfer Feo

Transfer fees stamp duty and repistration charges for property in Bangladesh are
amongst the highest in the world. In the meiropolitan ¢ity, a purchaser has to pay
approsimately 25% of the total value of the property to the povernment exchequer -

under difTerent heads for registenny the apariment.

Harassment for NOC in connection of Utility Services

The inconsistency of collection and management of VAT is causing very serious
problem in progress of work, collection and timely hand over. No Objection
Cenrtificatc (NOC} on sales proceeds collected on apartment is a prerequisite for
petting Gas & Electricity ling, particularly for ongeing apartment projects and
accordingly we are paying VAT as per stipulation, rcgularly, But with deep regret
we have been observing that despite paying VAT in repular fashion we are not
getting VAT certificate from the authonties concerned in time. Though we are
paying VAT al a rate morc than the RAJUK and Sub-Register’s Office standard, the
VAT authorily is not ready to accept the valuation. On this plea they are reluctant to

issue NOC for GAS & Electrcity authonty.

Restrction in Bigh-Rise Construction
Dhaka is the capilal city of Bangladesh and the focal point of ali social, political and

economic activities, Thue to absence of an appropriate urbamization policy or a
human setttement policy, urban prowth and wban devclopment in Bangladesh is
basically Dhaka oriented. already 30% of the urban population of the country 1s
concentrated 1 Dhaka Mepacity region. The trend is continuing or becoming more
entrenched. There is no magical solution to the present or future housing problem of
the city, [t is almost incvilable that high-rise construction will increase in future in
Dhaka. In fact, in a fast growing metropohs like Dhaka were, land is scarece and
land value is high, there 15 no other obvious option but to go for lall structures. But
Govt. is reluctant to permit high-rise structures 1n some areas. On the contrary, Govt.
playas dual! role permitting three 20-stoned residential buildings at Rajarbagh,
Ramna & Mirpur {or police officials.
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Mo Zoning Law/Absence of Proper Housing Policy

Provisions of areas [or high-rise, permanent and semi-permancnt structures should
be made in the Master plan of Dhaka City. Expensive central city areas should be
reserved for high-rise developments, In this way the concerned aulhoritics can

provide higher capacity infrastructure at an ophmum cost.

Lack of Co-ordination among Dilferent Government_Agencies

There is no co-ordination among different agencies of the Govt. Due to lack of
consistency in Lhe policy of RAJUK, Ministry of Housing & Public Works and other
(Govl agencies, it creates problems to pet clearance for the implementation of a

praject in tme.

Harassment by the Directorate of Linvironment

As there is no fixed policy of this directorate, they ofien create some serious
problems to issue the clearance certificatc, which 1s too much bothering for the -
developers. [L makes unusual delay to complele its formalities, which seriously
alfect the progress of work. This should be immediately stopped for the greater

interest of this business

Separate Directorate for Real Estate! One Stop Service

Developing housing seclor  comprises not only building of houses but also the
developmeni ol socio-cconomic infrastructure . In fact, a separate directorate of Real
Estate could be established, which will inter link 2l the concerned agencies, relaled
to house construction snch as RATUK, Dhaka Municipal Corporation, WASA, PDB,
Titas, Directorate of Environment and Houwse Building Tinance (Cerporation
{HBFC). This will mimimize the procedures and formalities associaled which house
construction. AJt future activiucs of concerned agencies involving land finance and
utilitics should be forward-planned future activities of concerned agencics invelving
land, finznce and unhties should be forward-planned under a common framework to

increases the efficicncy and mimmize overlapping of tesponsibilities.
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Finance Palicy Towards TTousing Sector

House Building Finance Corporation is the only government institution dedicated to
the financing of homes, Ower the last 15 years this institution has been contently
cash starved and has made negligihlc contnibution (o the Tmancing of this sector. In
Hangladesh there is vinuatly on finaneing facility for this sector and almost ali
procurements are made with 100% cquity. Hecently some pavate instiutions viz.
Delta Brac Housing and Finance Corporation Ltd. have entered the hausing

tinancing business but the cost of borrowing from these institutions is prohibitive.

Terrorism at Site
Increasing lerrorism at construction site 13 causing serious problem in progress of
work Toll collection and harassment by terronsts and local mastans have become a

comimon factor in different project sites of all developers.

Compulsory Trade OQreanization Membership

There has been considerable criticism reparding apartment development as will as
real estate development in Dhaka City in reccnt years. While many of these
criticisms are valid, others are distorted based on misconception and/or inaccurate
information. Te ensure the better construction environment, quality of works,
responsibiitty and liebility of the developers and to control the wnusual growth of
consiruction firms it 1s necessary to make computsory the membership of the Real
Lstate & Housing association of Bangladesh {RECHAB) The regulations and control
can contribute a strong positive impaci to reduce unusual growth of developers,
construction cost, environment hazards, promote preater energy efficiency in

bullding and limit cnergy consumplion and potlution etc.

Declaration of Housing indusiry as an Industry

in 1989 the Ministry of Industries declared construction of residential complexes on
commercial basis as an industty. However, to-datc this notification from the
Ministry of Industries 15 not recognized by the natipnal Board of Revenue.

Thetefore, Lhis sector is not entitlnd to enbitled to any benefit of and industry.
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Chapter 5 : Conclusion

5.1 Introduction
liousing is one of the most imporant basic needs of life. The government of

Bangladesh attached impertance in providing residential accommodation for the
citizens. Some steps had been taken by the government to this cffect. Ensunng
housing for all strata of the society, specially the low and middie-income groups and
the poor, A National Housing Policy was approved by the government 1993. Beside
this. the maim objcctives of Five-Year Plans are to improve quahty of life and living
gondition of the people. Despiie the National Housing Policy, Five-Year Plans And
other policies, housing condition has not improved according to need the citizens.
The government has failed to provide housing to every ciizen of Bangfadcsh through
varous measures, incentives, motivation, planning and manapement because ol many
reasons. Housing schemes acoording to the nced of different classes of people was

not prepared both in the public and private sector.

People from all socio-cconomic background in Dhaka arc facing housing problem
though the nature and intensity of the problem are difTerent. Government and pnvate
ormanization are domng their job for providing housing for ail income group, but their
supply is not sufficient according  to the actual need. Government has failed to find
out all of the causes of housing problcm and to solve them. In the urban and rural
areas most of the houses lack one or more of the hasic services and housmg problem
for large number of homeless poor people still remain a severe problem in Dhaka.
Both formal and mformal shelter development has progressed without eny plenmng

for balanced physical and social needs,

5.2 Summary and Findings

In this research atieinpt was taken to show how the dilfercnt povernment agencies
and privale formal developers provided housing facilities to different income group
in Dhaka city In this regard a field survey was conducted and interviews of ofhicials
taken to know how and to whom they provide housing facilities. Similarly private

formal developers were interviewed (W gain knowledge on their stance regarding
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housing provision and the impact of their activities on the overall housing situation

in rhaks.

Various problems relating to housing for the middle and low income group of people
of Dhaka city were observed from the interview of officials of government agencies
and privale developers. One of the basic aim of this research was to find out as per
the opinion government officials the main causes of honsing problem in Dhaka city

and how to overcome Lhe same,

According 1o the opinien of government official the causes of housing problem in
Dhaka city are various. Bul rapid growths of city population, inadequate land for
housing, high price of land are the main causes of housing problem. It 13 the opinion
of majonty governmeni officials that distnbution of serviced plots, easy loan
facilities, increment  of housing stock and discouraging people to migrate to Dhaka
city are some of the main steps to overcome the housing problem in Dhaka city.
According to majonty government officials, {or the solution of housing problem it 15
necessary to allot more serviced plot and constracted Aats 100% of the government
officials think that these two sleps are the main for solving housing problem. As per
other officials think, housing problem may be solved by giving casy loan facility or
financial suppor and discouraging migration to Dhaka city. 46.6% officials support
loan facility- and 6.6% support discouraging migration to Dhaka- for sohving housing

problem.

It has been seen that RAJUK mainly mives housing facilities to upper and upper
middie income group of people {n various ways but doing very litlle for lower
income group . Only HSD of Ministry of Housing and Works has provided maxsmurmn
housing facilities to low mcome gronp of people. HSD has provided land and
scrviced plots to low and middle income group of people in Lalmata, Mirpur,
Mohmmadpur and Kallyanpur area. PWD aliots government housing/ quarters
among povernment employvecs but  they require 1o hand over the pgovernment
quarters. were made after their retiement. As a result duning the old age they again

face housing problem. Urban Development Directorate (UDD) distmbuted plots in
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Mirpur areas 1 belween 1975 to 1996 and soived housing problem of lower income

group of people to some extend

RAJUK pgave land and serviced plot for rehabiliation residential aren in different
parls of Dhaka These areas are in Gandaria, Karwan Bazar, Shyampur, Joarshahars,
Jurain, Badda. elc. But these rehabililation arcas were very small than the other areas
which were provided for the other classes of people. RAJUK gave land and serviced
plot for upper and middie-income proup of people in Gulshan, Banam, Baridhara,
Uttara Model Town. RAJUK  prncipally provides housing by allotting rcsidential
land, serviced plot, and flats. On the other hand, HSD helps low and middic income
group of people by providing plots, land, flal, site and service scheme. HSD has
provided land, serviced plots and site and service scheme to low and middle income
group of people in Lalmatia, Mirpur, Mohammadpur and Kalliyanpur arca at

dilferent times.

Various problems relating to housing for the imiddie and low wcome group of people
of Dhaka city were observed from the survey and interview of different oflicials of
government agencies One of the basic aim of this research was to lind out as per the

opinion governmeni officials the mamn causes of housing probtem in Dhaka city to

overcome the same.

It has been known from this research work the reason why adequate number of
housing facilities are not availlable in Dhaka ety [or low and middle income group of
people. In Dhaka city muddle and low-income group of people constitule about $8%
of the total population but they enjoy 85% of residential land On the other hand only

2% upper income group of people enjoys 15% of residential land.

The private formal developers are catering for the upper and upper middle income
group and thereby solving the probiem and providing the housing [acility parially
for thai pan. This has nothing to do with the housing problems of lower and and
middle income groups. Globe construction Lid has constructed apartments in

Hatkhola and old part of the city for middle income group of people (2000-30(01),
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Rupayan Construction Ltd has planned to built high rise apartment of 400 1o 800 sN
for low income group of people near Dhaka Narayangonj link road. But although
Rupavan planned to built the apartment for low income group of people, they may
sell the apartment to any group of people. As a result the low-income group of people
will be deprived of the apartment built for them by the pnivate sector. On the other
side, government agencics create very hittle housng facilities for the low-income
group of people and very often they arc deprived of the facilities created for them.

The construction cost of building apariment does not differ much from arca fo area.
But developers give much importance on location, Because apartments construsted
on good location can be disposed off casily and obtain more profit. For example il
apartment can be constructed in Dhanmondi, Gulshen, Banant area, it brings more
profits than other areas. For this reason, developers give more share of apartment to
the land owner if they can construct apartments in these areas than in other areas of
the city. However devclopers are more aifracted 1o developed areas s thcy can
charge higher price for thoir apan'mcnts and thus earn higher retumns. The only
additional cosls of apartments in developed areas are in the better quality finishing
required. These increased cost do nol constitute a very symificant cost of bmlding

apartments.

The important thing to bc noted herc is the estimated profits of the housing
development companies. They earn substantial profits from all their projects. These
profits, in a sector which inveives minimal economic risks, are the main motives of
{he housing developers for growing their busincsses and new ones coming into the
market. It has obscrved from a research work on gh rise huilding that as per the
opinion of HBFC, construction cost of apartment for Eastern Housing Limited in
RRanam Gulshan and Dhanmondi area 1s about TK 1000/~ per Sft. But as per a
contractor ol Arita Enterprise construction cost is about TK 700 to 800 per S5it.
Whereas developers sell apartments in between TK 1500 to 1600 per SH. {This cost
price had been calculated according to HBFC’s figures).

New housing developers are coming up in large numbers and m all places. The older

ones are rapidly expanding their businesses. The result of this has been the creation
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of a new class of pcople who live in apartments These housmg apartments have not
been very effective in solving the housing probiem and slums have been growing all

over the capital and other parts of the country.

A new class of people has cmerged with the development of housing apartments.
This class mefudes (hose who buy apariments as status symbols and those who
belong to the upper middle and upper classes. They are mostly government service
holders, consuliants, busingssmen, and expatriates. This class has widcned the
dilferences between the ditlerent classes in Ihe society,

With the development of housing sector, certain problems have arisen. Almost all of
these honsing projects are contradictory to rules and regulation of RAJUK, There i3
a severe shortage of waler, sewerage systems, electrcity, gas and other necessities of
modern citics. Trees are being cut down for these house projects, adding to the
pollution crisis of the cities of the country. The gruvity of these problems can be
um:l-;‘.rstuod from z staicment of RAJUK (The Daily Star, 27.9.1997, pg. 13).

Decvelopers have a lot of wealth and property. They start off by 1ltegally acquiring
land all over the city. They sponsor political parties and musclemen Lo help them
kecp cortrol over the land. They then set up housing projects on those lands. They
manipuiate the concerncd people and authonities using their inMuence in the form of
mopey or threats. The people who live in high nse apartments are mostly
businessmen, consuilants, returncd expalriates, people working in multinational
companies and so on. Thesc high risc apariments provide them with & secure
investment, a status and a dilferent life style. These people have adopted a modemn or
western life style. It is these demands which give incentives to the developers 1o
develop housing projects. The modem lifestyle being adopled by this ncw class of

people are teflected in the social structure as wel!

5.3 Recommendation
Government should fix or know the quannty of land/house required for each income
group of peeple in Dhaka city. To solve the problem 1n Dhaka city government

agencies relaled to housing should arrange serviced plot, land, flat, easy loan
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facilitics for all group of people according o ther need . For this purpose sufficient
and well trained manpower including Architect, Engineer, Planners, Sociologisl,
Beonomist and other cxperis should be therc. Government should act as an enabler
not as provider of housing. Lor this purpose, government should give some
responsibility to the interested private agencies or auwthority to control the poor’
housing situation in Dhaka city. There should be short middle and long term projecls
for the solving housing problem. In Dhaka city. For Jong term project education, job,
health carc and other urban facilities should be provided in all cities so that people

can migratc to those citigs also.

Allocation to housing sector should be always higher in the national perspective and
11 should be considered a high prionty sector. Government should frame long term
plan or policy guide hines to mutigate the housing sherlage . Allocation for the public

scrvants housing should be increased  according 1o the aclual demand.

There should be some restriction for private developers for the construction of
apariments s0 that they do not construcl apariment in Dhaka for their financial benefit
only for upper and upper middle income group of people. Bureaucratic, political,
social and other hindrances relating housing for povernment organizaiion and
developers should be removed If this is not possible then, in future, it may not be
possible to provide sufficient housing for the people. For the soluticn of housing
problem care must be taken for proper planning and its strict, and successful

implementation .So that ,in tuture this type of planning can be utilized’ followed.

Recommendation for Government agencies :

a) The houstng sector should be comsidered as an cconomic secla::-r Ome central
eovernment organization, RAJUK should be responsible for providing housing
for al! income group of people of the country. Performance of other agencies
should be satisfuctory. The government should act as facilitator for housing
activity. More and more city government should engage themselves as an enabler

and facilitator for housing.
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h}

1}
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Tand acquisition and funding processes should improve to offer land to ali
income groups of people of the country at reasonable prices. RAJUK should Lake
greater respomsibiities in supplying serviced land to the right person properly.

To face the different kind of housing problems for different income group of
people the provision of a vanety of solution is required.

HBFC and another funds should ensurc for lower and middle income group
housing schemes with defined amounts, mterest rates, mode of payment, and
management of funds.

It should increase availability of land, develop vacant lands, use jand as a
resource to generatc funds for cross subsidy. Lower standards should make easy
and available in design and technique to reach low cost housing target. To
achieve balance in use if limited land and Gnance , intreduction of appropriate
tcchnology should present by using cnvironment frigndly, locally-available
maierials.

Government ought lo create an environment conducive to the development of
aiTordable honsing for middle and lower income group. This would nciude
initiatives to develop and produce cheap housing resources hike land, labour,
materals, techniques etc. Building matenals should make available at a
reasonable cost  the market throuph necessary changes in the fiscal and impor
policics.

Government should encourage the NGOs , developers, co-operatives and other
community based organizations to lake up various housing related actvities.
Government should also encourage developers and the organized sector Lo invest
in various forms of housing and Jand develepment.

Diflerent private organizations, developers and cooperatives should encournge
and bound to construct houses for all classes of people according to their demand

In order to make private housing societic’s and private developer’s services
availablc in gn orpamsed way RATUK should take all nccessary steps limely and
propetly.

Semi-autonomous, autonomous and private corporate sector should encourage

develop land in swtable jocations for establishment of housing estatcs.
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Government should take attempt to consiruct esscntial houses Tor different gowt
olficers and servants in locations where housing facilitics in gencral are scarce.

New strategics should devclop and revision of the housimg policy should
undertake from time lo time to cope with the emerging housing needs and

problems for dilferent income group of people in the country.

m) Government should extend limancial facilities to the private individuals for the

p}

Q)

t)

development of land, an etfective central authonty should be responsible for land
developrent finance for planned urban growth. The government should make
intervention in land development cfficiently for a balance distribution and proper
use of urban land through various mcasures like land readjustment, land banking
ate.

Publicly owned urban fand in all urban certers  must be surveyed forthwith to
determine how much of the tands has already been utilized and how much has
actually remained vacant

RAJUK and HSD Can take land readjustment n partnership with landowncrs of
urban ateas in order to ncrease the supply of housing land for middle and lower
income housing

Private and public decision makers (different governmenl officials) should co-
ordinale from different perspectives and with different prionties.

Fot speedy acceptable plan RAJUK should increase its experts and other
MAnpower.

To solve the housing problem of muddle and lower income group of people
government t will have take steps to reducc cost of tand, construction malerials,
and bank 1nercst ates.

If it is made mandatory for the developer from the govermment to built
apartments for the high and for low income group of people at certain ratio, then
the housing problem of the lower income group of people may be solved to some
exicht,

All government and private organizations will have to give emphasis and iake

ipitiatives to solve the housimg problem of middic and lower mcome group of

people.
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Recommendation for high rise apartments :

a)

b}

g)

h}
1)

J)

To modernize present rules and regulatton regarding mgh rise building RAJUK
should take the advice of releted experis such as engineers, planners.

Developers should be given all heip and make it mendatory for them to to built
house for the lower and middic lower ignore group of people along wath high to
income group of people.

These should be rules and regulations for the private housing companics so that
they can built hugh rise buildings here and there.

To solve the housing problem of the people, flats and houses should be buil
according to their financial ability

When credit facilitics given to developers, interest rate in case of general public
should be considered

Government should creale a healthy atmospherc for the developers and buyers by
formulaung rules and regulations for them.

To make it casy buying/lucrative for the middle and lower income group of
people price of high rise apaniments should be decreased.

Various government organization and Bank should give loan at Jow interest rale.
A mecessary aspect in the planming of high rise apartments development should be
10 account for the impacts that a building is likely to have on the social and
physical environment such as-

13To contral development through land use regulations, and thus limit the
Impacts.

iiyTo respond to the impact afier the fact by providing various services and

facilities

k)

{waler pas, electrnicity supply, fire protection ete).

jiiyTo anticipate impact through advance planning of services and facilities.

Through intelligent land use design, ordinance wiich restrn noises 1o cerzin

limits, and their adequale enforcement should make for emjoyable urban

environment.
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5.4 Conclusion

The houses built for the government emplayees are very limited in number compared
10 their demand and no specific policies are followed in the butlding of these houses.
The government is overlooking the nceds of the majority of the people by making
housing arrangements for a limited number of high ofhcials. The government’s
housing policy clearly aims at solving the housing problems of the middle and lower
middle class. However, housing projects which are only for the upper middie and
upper classes are being sanclioned by the government apencies responsible for
implementing the policy. There is a widening division between the middle and lower
middle classes and the upper-middle and the upper classes. The former classes are
being deprived of propor housiug facilities while the latter's housing wanls are being
fully satisfied. [t is the responsiality of the government to implement its policies
effectively to solve the housing problem.

The private formal developers are catenng for the upper-middle or upper INCOME
group and thereby solving the problem partaily for that group. This has nothing to do
with the housing problems of lower income groups. Only government and
autonomous agencies can be helpful by subsidizing and /or exiending easy loan
facility or low interest rate loan facility 1o their employees in apartment construction
and /or purchasing Private sector can only be effective when sofl term credit are
extended to private developers for constructing apartments at jower cost calering for
lower income famihes.

A separate directorate of rcal-estale could be established which will urterlink all the
concemned agencies, relaied to house construction such as RAJUK, WASA, FDB,
Titas and HBFC. This will minimize the procedures and formalities associated with
house construction. Many associated problems regarding service and design problem
can be very cffectively tackled wilh proper nstitutional and design control. All future
activities of concemed apencies mvolving land, finance and unliies should be
forward- planned under a common framework to increase the efliciency end
minimize overlapping of responsibilitics The neglecy of the prnivate sector Is a
fundamenwml defect in our bousing policy. The povernment should adopr a
comprehensive and pragmatic housing policy. The economy of land use should be

given top priority in any future housing policy.
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Housing provision in Dhaka : An analytical study of the role of state and
private formal devclopers

Questionnaire for the Government Olfficers

(Data for rescarch and academic purpesc only )

Department of urban and regional planning, BUET, Dhaka.

1. [n your opinion what are thc main causes of housing problem 1n
Dhaka aity ?
a) rapid growtih of city population
b) 1mnadequate land for housing 1n Dhaka city
¢) high price of land
d) prohibitive price of building matenals.
¢} other reasons {pleasc specily}
2. For which income group do you provide housmg ?
4) upper meome group
b) upper middle income group
¢) middle income group
d} Lower middle income group
e} Lowerincome group
3 How do you help people tor housing?
a} providing Nat
b} providing plot
¢) 1o give loan facibty
d) to give site and service sceme.

4. HBow many number of flats did you build m Dhaka city ?
5. Fow many number of plots did you provide for housing in Dhaka city?

6. What is the total area of land which vou provided for housing?
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7. lor how many number of family of Dhaka city have you provided

housing facility?

8. What was the total atlocation of povernment for housing sector of the

past year?

9. What is the total eliocation ol government for housing seclor for this

vear 7

10. In your opumon how the housing problem of Dhaka city can be solved 7
a) by providing more serviced plots
b) save all housing stock until they are rcady to be replaced
¢) casy loan lacility

d} others.



Questionnaire for Privatc Formal Developers

(Data for research and academic purposs only }
Department of urban and regional planning, BUET, Dhaka

1. Name of the orgamzation
Name of the developer
Address
2. How your company started real esiate business?

3 since when this company is associated with real eslate business?
A YeS

b. no

4. Is the company connected onty with real estate business? If not,
what else business 1t is connected with?

a] yes
b) no, pleasc wnte name of the business

128

5. How many aparments! blocks, and  umits have your company created ull now?

Apartments/ blocks Unils

a) 1- 25 50-100

b) 25-50 100-200
c) 50-75 above 200
d} 75-100

e) Above 100
6. llow many units have been sold out?
al AlL
b) Half
c) Others, picase spectfy the number



7. How many new apartments / blocks , units do you plan to seli in future?

apartments’ blocks units
a) 10-40 a) 50- 100
b) above 40 b} above 100

8. How did you acquire the land for rcal estate development?

a) Through purchase
by Shanng apariments with the land owner
c) Others, plcase specify

9 What was the condition of the land before your purchased it?

a} Yacant
b} Low nise building
c) Others

10, Which classes of people are inlerested (o buy high nse apartments?

a) upper income people
b) upper middlc income people
o) other

11, Why people are caper to buy high rise apariments?
a) less hassle, sater housing option.
b) secured living,
¢) status symbol/ preslige
d} location

) others

129
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12. Did you face any problem at the time of building mgh nise apariments?
a) Yes
h} No

13, What kind of problems did you face?
a) Financil,
b} Lack of supporl of govi.

¢} high cost of land development

14. How do you measure your profit in this business?
ays-10
b} 10 - 15
c)15- 20

15. Do your clients’ buyers satisfied with the quality of apartments you have deveioped?

Why?
a) Ycs
b) No

16. Do you consider yourse!f successful in real eslate business?
a} Yes
b} No

17. How do you measure your profit in this business?
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