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Abstraet

This study is an investigation inlo the effects of conversion of wellands and seasonal
agricultural lands to urban residential uses and its cffects on the environmental
condition of the local area and also the city. This siudy particularly focuses on the
Eastern Fringe Areas (EFAs) where drastic land use changes arc taking place due 1o
urban land development activities and which is assumed W have undesirable effects on
the physical, social, economic condittons and natural environmenlal resourecs.

Being located in a delta, most parts of Bangladesh. including Dhaka. experience regular
inundation. The triple characteristics of Dhaka, as the capiial eity, mega-city and prime-
city, attract people [rom around the country, and thus increase the demand for housing
and other rclated services. Due to scarcity of flood-free high lands, the wetlands and
low-lying arcas are continuously being filled above Aood level und used for all sorts of
urban activities. Lethargy and/or reluciance on the par of public sector lo manage the
demands, and needs of the citizens tniggered oppormnities for the Private Land
Development Companies (PLDCs}) to grab the prospeet of reaping unlimited prolit Irom

land development activitics.

A close scrutiny of the development process of the city reveals that most of the
petipheral arcas of Dhaka have developed in an unplanned manner. Despite having the
Dhaka (Dacca) City Master Plan, 1959 and Dhaka Metropolitan Development Plan
1995-2015 and other short-term plans, very few parts of Dhaka have been developed in
a planncd manner. It is alleged thal boih the public and private ageneies have misused
and manipulated plans and regulations to levels producing an unplanncd and highly
polluted city by {illing up wetlands and low-lying areas. Under this rescarch, the study
area and ils surroundings have been covered which are important in respect of urban
expansion, drainage and cnvironment. Pomarily, these low-lying areas serve the
purpose ol important drainage and flood control and water relention areas. An
urbanization planning is, therefore, needed in order to avoid any senous drainage
problems and subsequent environmental hazard. During the dry season, storm waters
and illegally discharged domestic and industral wastewater drain through these lands

inlo the Balu River by gravity. It is also scen that the effectiveness of drainage networks

is gradually being reduced, which is ultimately creating watcr logging in the city.

»
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Meanwhile, some canals have already been filled up and occupied by the privale real
cslale companies. Morcover, the Local Government continues 10 construct roads under
'Food for Work Programme’ creating a lot of blocks on water flow to the canals and

channcls. The creation of blocks is made in the EFAs by landfill activities and the run-

olT storm water flow is often obstructed.

The construction of the weslern cmbankment triggered development frenzy around its
surrounding arcas and most of western part of Dhaka have heen gradually developed.
The adoplion of plans for poldering ibe eastern part and a bypass road for Dhaka has set
yot another development rush, and large and powerful developers have converted huge
chunks of land w build residential areas and iownships in the eastern fringe. It is
apprchended thai such development in the long ran is not only contradictory to the
recommendations made in the Flood Action Plan 1992 ecastern fringe lor Dhaka: the
massive land-filling is going to aggravate the [lood situation of the locality and the city.
This siudy intends to explore how seasonal agricultural land and wetlands are being
converled into urban residential uses, the reasons for such conversions and the 1mpacts

of this alteration on the local environmenl and that of the city.

The changing land use of the castern fringe areas has been continuing from open low-
lying arca to urban use due to development activities, particularly housing eslales. The
arcas are getling more populatcd by residential und other scttlements. It is clearly
indicaled that the apriculture lands are heing rcduced and setilement arcas are

inereasing.

However. the major problems identified in the study areas ave: (i) rapidly changing land
uses in the EFAs (i) water flow obstruction (iii) damage of natural resources like
wetlands, waler reservoirs and different species ([lora and fauna} (iv) overlaps and
conflicts in terms of lepal aspects in development process among different agencies (v)
loopholes of existing acts/laws; and (vi) weaknesses of different institutions in handling

the development of the fringe areas.

Comprehensive Planning Guidelines are essential for comprising appropriatc physical
planning (land use), drainage and flood control measures, and cnviromnent. It is

assumed that the EFAs will develop as new urban area. The proposed Embankment
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alung the Balu River of the eastern periphery of Dhaka cily will be constructed with
adequate pumping capacity, major canals and road infrastrycture as proposcd in FAP 8A
1992, ICA.
To implement such plan, the public and private scctors may use the partnership
technique to fulfill the objcetive. The public sector will play the role of facilitator in
land acquisition, plan preparation and implemeniaiion guidelines, etc and will also hold
the power to land dishibution and regulatory conirol. On the other hand. the private
sector may engage in developing the areas with their lund or colicct fund from
eglsewhcre. The private seclor wilt pet some parcel of the lands to implement their

housing project according o the guidelines of plan.

Analyzing the relevant acts/laws/policics, this research has identified the loopholes and
has pul recommendations for revision of the cxisting acts/laws and new edicts o
address these loopholes. The revision is esscntial particularly for the 'l‘mw:
Improvement Act 1953 {amended 1987). the Building Construction Act 1952 {amended
1%87). ond the Dhaka City Corporation Ordinance, 1983 {modified 1992} 1987 und

Pourashava Ordinance 1977.

To meet chvironmental objeclives, the mitipation plan is essential along with the
proposal of new urban developmeni. Such measurcs are needed for protecting natural

canals, preserving wetlands and open water bodies ete.

This research also looks into urban management issue of the public agencies and
identified the problems {like overlaps and con(licts in activities) and the appropnate
proposals  are  addressed  (hrough  slrengthening  capacity building of the

agencies/organizations; and also make suggestions for intcgration among the agencies.
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CHAPTER I: INTRODUCTION

1.1 Introduetion:

This study is an invesligation of the effects of conversion of wellands and agricultural
lands 1o urban (residential) uses. and its effects on the environmental conditions of the
Fasiern Fringe Areas (EFAs) of Dhaka city where drastic land use changes are laking
place due to urban land development activities (1), It is assumed o have undesirable
effects on the local environment in terms of air and walter quality, water flow, dralnage

and flood condilien, {lora and fauna, and their habitats.

Land is a basic requirement for development and which is needed to accommodate all
kinds of human activities, and it is becoming scarcc as population is booming at a rapid
rale. Urbanization in Bangladesh, particularly in Dhaka city has been characterized by
high rate of population growth. Dhaka’s population was 1.06 million within the 372
sqkm jurisdiction of Daceca City Master Plan, 1959; whereas this population stands at
about 12 million, m 2004 accommodaled in the area of the DMDP 1528 sqkin. The
growth rate between 1961 and 1974 was 6 percent per annum (DMATUDT 1980). The
government agencies have been able to provide only a few planned residential arcas

with major part of the city developing in an unplannecd way.

The government agencics provide only 7 percent of the total housing facilities for city
dwellers, whereas private sector enterlaing the bulk of 93 pereent. Very recenlly, private
real estate developers have been constructing multi-storied residences fo meel a par of
housing needs. Such multi-storicd residential construction is quile profitable both for
landowners and property developers. Some developers have acquired lands in the
eastern fringe of Dhaka and are developing residential eslale small townships. Most of
these townships have provisions for residential plets. schools and various communiry
facilities. The wetlands and scasonal agricultural lands are being rapdly converted for
urban residential uscs. It is apprehended that such conversion is having adverse impacls

on the enviroumental condition on the EFAs as well as Dhaka city.

Notes! ‘Notes and References ' shown in the text, imndicating the momeric number e g. (4. (2} (3
are referred at the end of each chupter,



1.2 Backpground of the Stuﬂy:

When one attempls to visualise the physical transformation of Dhaka from a slecpy,
trading town to a burgconing capilal city— one camnot help bul gel awed by the
tremendous growth of the city. In 1873, Dhaka, a very small town located on the bank
of the Buriganga River and at present 1t has developed inte a pimate city of 1528 sqkm.
In the development process, the once lush green eity with an intricate network of rivers,
canals and lakes have been filled up by the unautherized encroachment: and destroying
in its wake the thriving green and abundant open spaces within a matier of threc
decades. The question is does devclopment have to be associated wilth such destruction?
Then one might arguc about the limited supply of flood free land because one-third of
the physical space of Bangladesh is compriscd of water, and huge areas of the country’s
land are submerged during the monsoon. Bangladesh also possesses the world’s largest
delta system1 and the greatest flow ol water to the sca of any country on earth. The delta
makes it one of the mosi leriile lands on earth. Watcr is the main source of fish protein,
major provider of silt for crop produciion and transport, and undoubtedly, the greatest

source of wealth of Banpladesh.

The country’s means of suppor is also one of its major problems. The Himalayas are
congidered as the storchousc of 25 percent of global sweet w;ater; Bangladesh being the
major gateway to the Bay of Bengal and Indian Ocean cames thig water through
different rivers. Perhaps. nowhere else so much water and siit flow into such a small
land area in such a shor time as in Bangladesh during the monsoon season. The river
nelworks comprising the Ganges, Brahmaputra and Meghna and their inbutaries and
distributaries, carry about 2.5 billion tons of silt and 1.3 tnllicns ¢ metres of water per
year. While much of the water and snowfall that fall on the Himalayas finds it way into
Bangladesh, the region makes up only eight percent ol the toial 15, 59,404 sqkm of the
(Ganges-Brahmaputra basin within its territory. Fed by the Himalayan snowmelt and
copious rainfall {ranging from 200mm w 2500 mim), the greal rivers of Bangladcsh race
southward and consequently inundale at least one-fifth land area of the country during

each monsoon {Hatiz, 1998).

The people of this region have managed 10 live with the floods for ages. Floods posed

major threats to the people as an exilensive and intricate networks of rivers, crisscross




the whole couniry. Thesc networks of rivers carry away cxcess waler thal occurs as a
result of heavy monsoon rainfall andfor overflow of rivers. The government constructed
small-scale flood protection structures. compatible with the cnvironment. where they
were required. Rivers and their channels were scrupulously maintained and kept
navigable. This kept flood damages to a minimum and also made year round waler
transporiation possible. River transportations provided the cheapest and cfficient means
of communication to all parts of the country. This cormununicalion nebwork was,
however. dismantled during the British colonial rule and was never reconstructed.
Rivers, ponds, canals, ete. provided drinking waler Gl the carly 1900s, when Dhaka did
not have a citywide water supply network. Rivers, ponds, canals were supplemcntary
sources of waler until recently. Mass scale destruciion of such water sources as well as

pollution of other natural resources of the city began during the 1980s.

Bangladesh has been experiencing a population boom since the 1970s. At the time of

independence in 1971 the populaiion was 71.50 million. whereas it is more than 130
million in 2004. Dhaka is also cxperiencing huge population growth; the city’s
population was 1.06 million in 1959, which has increased to about 12 millien in 2004,

Since 1991 the population has been forecast at Table 1.1.

Table 1.1: Population Foerecast, 1991-2016 of DMDP Areas

(Population in Thousand})

Tistal by Natural 1-7 3044 3272 3438 i67s 3822 | 3917
Increase of 1931 8-14 1584 1742 18440 2022 2124 | 2197
Fopulation 15-18 890 o993 1088 1188 1275 1365
19 450 493 335 SR0 632 685
Net Migration i b7 200 352 400 456 444 411
Previous Period. B-14 460 501 488 433 433 456
15-18 115 g9 &9 85 76 fr7
19 3 2 3 3 4 4
Cumulative Migration 1-7 - 860 1764 21| 2737 | 332
Taotals Flus Matural, 3-14 - 301 (100 1659 2208 2747
Increase., 15-1% - 124 23 336 433 334
19 - 3 3 b 11 16
Total Papulation 1-7 3R44 4634 5747 6308 | TOOR T498
2-14 2044 2744 3464 4114 | 4764 5400
15-18 1005 1206 1408 1609 178G 1966
19 453 498 5343 584 647 705
Total Population 1-19 7334 9132 11162 12619 | 14208 | 153569

Source: Dhaka Metopolitan Developroent Plan {DMDF) 1995-2013,
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A sharp increase in pepulation coupled with river sillation led Bangladesh to sufler
some of the worst lloods on record in 1987, 1988 and ihen again in 1998 and most
recently in 2004. Vast areas of the country. including Dhaka, were inundaled to an
uniprecedented level with loodwalers rising to 1.5 meter higher than normal for periods
up lo four weeks. [n Dhaka alone, more than 70 percent of the city area was submerged.
These Aoods directly affected over 2.5 million people and water depths ranged between
0.3 meter and over 4.5 metres during the deluges. Life in Dhaka was totally disrupted
during (he lfoods and damage due o flood exceeded k. 700 million in 1988. Recently,
alimost the areas of Dhaka city were submerged 1wice (in August and September 2004).
Reviewing the serious inundating situation and people’s miscry due to severe {looding,

the governmenl was forced to declare it a public holiday on September 14, 2004,

Most parts of Bangladesh, including Dhaka, experience annual flooding as the country
is located in a delta. Initially, Dhaka’s development took place on available flood-free
lands. Before the 1970s, Dhaka was the provincial capital and it had a hittle impetus for
growth, However, afler the cucrgence of Bangladesh in 1971 as a sovereign state and
the ascendance of Dhaka o that of a capital city—a rapid inereasc in population was
cvident and the city limit exiended fast. The triple characienistics of Dhaka as capital
city, mega-city and prime-city, attract people from all over the country and, as a result,
amplificd the demand for housing and other related services. The flood-prone areas

were [illed up and used for development activities due to scarcity of serviced land.

However, the rapid population growth of Dhaka has led to rapid expansion of the city
bath horizontally and vertically. Tn this process privale sector played the dominant role
while public sector limited itself to infrastructure development and scrvice provision.
Lethargy and/or reluctance on part of public secior to cope with the demands and needs
of the populace have provided opportunities for the private real cstate developers or
Private Land Development Companics (PLDCs) to grab the opportunity for reaping
unlimited profit (27.

A close scrotiny of the city development reveals that most parts of Dhaka have
developed in an unplanned manner. Despite Dhaka City Master Plan, 1959 and Dhaka
Metropolitan Development Plan 1995-2015 (DMDP), and recommendations of mid-
term studies very few paris of Dhaka have been developed in a planned manner. The
question is why is it so? It is assumed that a mismatch between plans and

implementation measures and various other related problemns, including that stated in



this thesis have caused urban sprawl and other undesirable cutcomes. Ji s assumed that
both the public and private apencics have misused and mampulated plans and
regulations to levels producing a much unplanncd and highly pollnted city by filling up
wetlands indiscriminately and without laking inlo account the consequences of such

aclions on the environmental condition of the city.

In such a rash process, most of the wetlands existing within the cily have disappcared
affecting city environment in terms of freqnent occurrence of disastrous lleods, high
level of pollulien and uncomforrable thermal level and experiences of microclimates
within the city. Floods of 1987, 1988 and 1998 magnitudes required an extensive flood
protection embankiment to be set up around the weslern periphery of the aity (FAP 8B,
19913 (3). Now pluns are on the cards to construct another flood protection
embankment around the eastern edge of the eity. Conswuction of the wesiern
embankment acceleratcd development frenzy and most of western parts of Dhaka have
been gradually developed. The adoption of plans for poldering the eastern part and a by-
pass road for the capital ciry has set vet another development [renzy and PLDCs have
boughl chunks of land in the castern fringe for developing residential areas and acquired
high profit from such development. As govemment agencies. such as Rajdhani Unnayan
Kartripukkha (RAJUK)} has to kcep pace with the growth of Dhaka, they gearcd their
efforts to the development of the city in a planned manner. Thus, moest of the urban
arens, specifically mesidential arcas within the city, have grown according 1o private
initiatives without any coordination or much legitimate control. Land development
schemes for residential purposes, undertaken by the RAJUK, were mainly targeted
towards high income group of the society and this income grenp later converted their
low-rise, low-density residential arcas to high density, high-rise residential, commenal
or residential-cum-commercial utilization for more profit. Due to lack of
foresightedness and lack of appropriate perspectivc plans urban centres in Banpladesh
have prown without any legitimate control. Plans were made in isolation o deal with
specific and immediate problems withont any coordination of the agencies involved in

development.

! Dhaka Intcprated Flood Protection Project which has the objective of identifving drainage, Bood
nrotection and complementary environmental improvement projects and preparing feasiblity studhes for
the immediate investment needs m the Greater Dhaka Area of 260 sgkin, This area mamly covers Lhe
western parl of Dhaka.



6

Dhaka attracts the people dne to the location of all-impomant institutional,
administrative, educaticnal, ndustdal and commercial and health services. The city
expanded to a north-south direction in a vertical manner becanse of the physical
constraints in cast and west. There has been overall shorlage of {lood-{ree, developable
land and land prices have increased at rates substantially above general inflation levels.
Due o locational advanlage and close proximity to the Central Business District (CBDY)
the expansion is going in lhe southeast direction at prescnt.” Private real estate
decvelopers have mainly spearheaded the laiter expansion. Private developers have used
agricultural and wetlands, by meoderate 0 large scale land Nlling, for residential
neighborhood or township development. The residential areas have well designed
shieels, space lor locating communiry facilities ete. The planning and design of these
residential areas have an impression of western suburbia and modemity, and caler to the

affluent section of the sociely.

Altbough majority of Dhaka’s residents belong w0 low-income catcgoery, cfforts of
housing development by private (formal) or public seclors are most often not directed
towards them. Most of the planned residential areas are targeted towards the afflucnt
group for a quick return of investments made for these residential developments. The
urban poor majority has always been left out from the privileges of modest housing
facility. For development of residential arca in the easlemn fringe srea, local landowners
and small farmers were forced o sell their land to private real estate developers.
Landowners, unwilling to sell their lund, were iactfully routed out of their land. These
landowners or small larmers arc not the beneficiaries of such residential development.
Despite cautionary notes in the Flood Action Plan (FAP) for Dhaka, the real estate
developers or PLDCs were filling low-lying lands in the eastern cily periphery. In this
regard, government agencics were helpless onlockers and their actions were mostly
[utile in restraining the PLDCs in taking up development programs thal had adverse

impacts on the local environment.
1.3 Statement of the Problems:

The proposed study ares in the easiern fringe of Dhaka is defined as the zone in between
eastern side of Progati Sarani and the Balu River. Presently mosi of (he lands in the
castern fringe are low-lving and land liable to annual (looding,

The dominant land use of the eastern fringe is mainly agricultural end much of the land

in the arca covers waters bodies. Besides, canal nctwork and squatter settlemenis with
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low density exist in the area. AMM the FAP BA<(JICA 1992), about 78 percent
land is being used for agriculiure purpose, particularly in the lean season, 12.5 percent
for settlements and 10 percent for water bodies/wetlands (43, Al preseni a large parcel of
land is covered lor residential use. The eastern fringe of the one (SPZ-12¥ is a
developing area, which can potentially be steered in a planned manner. All developments
in the area should be safepuarded through proper plunning. The example bas been
prevailing for a long time, as a result unplanned and unsustainable growth takes place in

the areas.

This study intcnds to investigate how agricultural lands and wetlands are being
converled mmto urban residential uses, the reasons for such conversion and the impact of
this conversion on local environmeni and that of the city. Construction of an
cmbankment around the western perimeter of the cily made the western part of Dhaka
litcrally flood-free. Land prices soared as it was pondered and most lands in the western
parl hitherto considered nnfit for development were developed and pul o different

urban uses, though mainly residential.

As plans are being laken to constrnet an cmbankment around the eastern perimeter and
also to develop a bypass road for Dhaka, developers are eying on the eastern innge.
Flood proneness of the eastern fringe, which reqnired moderate to extensive lund
filling— hitherto discouraged individual househelds 1o go for constructing settlements.
Land use in the eastern frinpe is mainly agricultural and wetlands with sparse
seltlements of local farmers and landowners. Profit-secking real estate developers or the
PLDCs have set a trend of developing small townships in ibe periphery of the city, the

castern fringe.

Wellands (hat were pnimanly used for agricullure in the dry winler months are now
being convered 1o urban uses. Big and powcrful developers. such as the Eastern
Housing Limited (EHL), East West Property Development (Pvi.) Limited (EWPDPL),
Jamnna Builders (Pvt.) Limited (JBL), elc. have converted large chnnks of land to build
residential areas and townships in the eastern fringe. It is apprehended that such

development in the long mn is not only contradictory 1o the recommendations made in

! 8PZ (Spatial Planning Zone}, DMDT areas arg subdivided into 26 zones and sub-zones. Eastern fringe is
under SPZ-12 (DMDP. Vol-II Urban Area Plan 19935-20{5).
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the FAT for Dhaka. the massive land filling is poing to aggravatc flood situation of the
locality und also of the city. Decrease in physical space (or water bodies and channels,
obstruction of water Aow. indiscriminate dumping of waste wn these channels and
surrounding rivers has already affected the water quality of these chanmels. The floods
of 1987, 1988 and 1998 and 2004 have inundaled Dhaka city as well as the project area.
However, the return period of these floods are shown in Table 8.2, The magnitude and
rate of occurrence of these floods show (he grim result of massive destruction of
wetlands in and around Dhaka (FAP 8A, JICA). The conversion of gemerally
agricultural land into urban uses has also caused loss of prime agricultural land with
attendant eflect of deercase in agricultural production, loss of tarm related jobs, loss of
fish stocks and their habitat, destruciion of water bodies. and not to forget, destruction
of tocal natural landscape. 1.ocal residents are (oo poor and also powerless to resist the
draslic change in their lives; moreover, they are not skilled enough to take up jobs in the

urhan seclor,

The real estate developers or PLDCs have been developing land in the castern fringe to
build housing projects since the 1980s. The eastern fringe became highly potential for
development because of relatively low land price and its close proximity to the city
centre. PLDC's mean buginess and their sole aim is to make profil. The individual
landowners were tricked into selling their land to the developers or were lorced to scll
their lands. Local farmers and landowners were mostly unable to accommodate with the
intcnse competition posed by the new urban developments, they had no other way bul Lo
succumb o the PLDCs® power and grudgingly gave up their land to the developers.
Some developers cunningly grabbed government-owned (Khas) land within the vicinity
of their projects. In other cases. they bought the land surrounding that of  landowner,
who was unwilling to sell his land, and thus cutling off access to his land. and forcing
him to sell land at a price quoted by the developers. Allegation is high that the
developers also used muscle power to compel local landowners to sell their tand. This
research assumes (hat well-equipped with money and manpower, PLDCs or rcal estate
developers have emerged as the new power-group of this era. The question ariscs, fromn
the observalion of the activitics of these developers - how these urganisations acquire so
much power so as to force landowners and local farmers out of their land and als;u
cncroach government-owned land right under the very nose of the povernment? Acting

within the framework of ptanning and law, how do the developers acquirc this power?
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Rescarch Questions:

Questions raised in the prcvious sections are reframed as research questions in the

fullowing manner:

ii.

1i.

iv.

1.5

How do the PLDCs acting within the [ramework of urban planning
development programmes contribule to development, which results in

adverse environmental impacts?

How do the PLDCs acquire power $0 as to outwit and force local farmers

and landowners out of their land and advance in their interests only?

If the interest of the state is to look after the citizens” welfare, then how does

the slate become a parly to the PLDCs cxploitations?

What is the nature of urban planning that helps the PLDCs to cxploit the

urhan poor, in this case local farmers and landowners?

What are loopholes laws/acls in the existing urban planning systein that
allows the PLDCs to escape? Then, what is the nature of urban planning in

Dhaka?

Objectives of the Study:

Keeping in mind the above research questions, the general and specilic objcclives of

this study are:

i.

To investigale the nature of the impacts of the PLDCs activitics (whether

adverse ur benelicial):

s To investigate the present physical condition of the study arca and
compare il with its previous condition so that an idea is formed regarding
conversion rate

»  To obtain information regarding natural fcatures that exist in the study
area and make an account of the damages done

+ To investipate the past land use of the study area with the present land
use as will be cvident fromn the survey

» To investipatc the rate of land conversion [rom agricultural to urban

-
.

residential uses
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To investipate the p:E-l‘Elf.‘I'Il of emergence of the PLDCs in the housing sector

and analysc their role as providers of housing

To obiain informartion on the historical background of cmergence of the
PLDCs

To cxamine whether the emergence of the PLDCs was the result of
inability of the public agencics to fulfill the demand and supply of
housing and/or land for housing

To investigate how the PLDCs ful[3ll the role of housing facility provider

To enquire the success level of the PLDCs as housing provider

To investigate the activilies of the PLDCs in relation lo housing

development and process of their power acquisition:

To investigate hew the PLDCs acquire, buy and sell land for housing
purposes

To investipate the Jevel of manpowcr, equipment, [nance, logislic
supports, ete. required to for thig housing business

To explorc and enquire the level of power or influence they exerl on

individuals, groups, public officials, etc. 10 carry on their activities.

To investipate the efficiency ol public agencies regarding urban development

and housing provision:

To investigate the role of public agencies, specilically the RAJITK
regarding urban development and housing provision

To mvesligale the planning and cxcculion process of the RAJUK
regarding urban development and housing provision

To investipate the success tale of the RAJUK regarding urban
development and housing provision

To investigate the manpower and logistics support that the RAJUK
possess to carry out ils entrusted responsibilities successfully

To investigate the monitoring process and policing power of the RAJUK,
and also 1o investipate whether it has the power to cancel or ban planning
approval when they appear contradictory in the approved plan and that
budll on the pround
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» To investigate the level of transparency and accountability of public
agencies, specthcally that of the RATUK.

To study meticulousty and critically to analyze the varnious plans taken up for
the development and improvement of Dhaka and also the legal measures that

enforces them:

» To investipate what planning and programmes were adopted to develop
and improve Dhaka, and specifically for the EFAs of Dhaka

o To invesligaie the nature of thesc plans and their implementation and/or
execution process

¢ To investigate the reviewing process of plans by the RAJUK and the
regularty and success rate of the reviewing process

» To investigatc the legal procedures to execule plans

s Toinvestigale the validity of some plans and why they still exisi

» Toinvestigate what are the safeguanling devises or methods cxist to seal
gaps belween plans and existing realities on the ground.

T'o analyse the power of the PLDCs and the impacts their aclivities have on
the environmental condition of the EFAs and Dhaka:

¢ Toinvestigatc how local people and smaller PLDCs are dislocated by the
bigger PLDCs

¢ To investipate the level of manpower involved in each specific project
and the power they can cxcr on the locality

¢ To investigate the power-plays in the localily regarding land acquisition,
buving and possession and development of specific sites

To investigate the nature and level of enviromnental degradation that has set
n as a result of the PLDCs activities in the EFAs of Dhaka, in terms of®

» Raie of dislocation of people

s Change in demography and occupation of local people

s  Ability of the local people to adapt to changes brought on hy urban
development process in the EFAs

+ Johs available in urban sector and the ability ol local people to adapt to
new Jobs

s  Vegelalion

«  Air and water quality

* Land conversion rate

s Loss of agricultural land and loss of production
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s Physical space of water bodies and wetlands
» Loss m fish production
s Loss of agricultural related jobs

» |.0ss of flora and fauna and their habitat, elc.

1.6 Rationale of the Study:

The population of Dhaka has increased from 1.2 million in 1971 to about 12 nvllion in
2004. The tremendous increase in population has conscquently created a demand Jor
housing and other related services. The efforts of the public agencies regarding housing
fall fur short of the demands and necds of the people. Privale companies, such as the
PLDCs among others, came forward to provide housing and/or serviced land for
housing and make handsome profits in the bargain. The public agencies are alleged to
be shon of manpower and experlise, incpt, corrupt. indifferent, and lethargic to increase
housing stock through plan implementation. The consequences of these are manifested
in the unplanned growth of ihe ¢ity and deterioration of the environmental conditions of
{he ¢ily. Dhaka is transforming into a city of low environmental quality. however, il
varies between old and new city areas. The aclivities of the PLDCs accelerate

deterioration of the city environment.

Urbanization and urban development do not ncecssarily mean that it should have
negative impacts. A well-thought out plan to guide and diroct growth can have immense
beneficial effects on the residents. The aim of his study is to show whether PLDCs’
activities did in reality contribute to adverse impacts on the environmental condition of
the EFAs and the city. The aim of this study is also to show that urban develepment,
housing devclopment and /or land conversion can luke place in a planned way by
cmbedying efficiency and environmenial sustamnability. Efficicncy in this case is related
to the functional aspecis of the EFAs, to be achicved through cemprehensive and action
planning of the area and through riporous implementation of the plan and law.
Environmental sustainability may be achieved through realistic planning and

coordinated efforts on the part of public agencies implemeniing these plans,

1.7 Research Methodology:
This section presents (he methods and techniques applied in the process of this research,
It includes an explanation of data collection and techniques used during the entire

course of this rescarch. Methodoloyy for this research has been shown in the Flow Chartl
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1.1. The left side of the chart shows the objectives of this research and righi side shows

the methods applied in collecting data/ informalion Lot the research.

Flow Chart 1.1:  QOutlines of Research Methodolopy

Objective

Investigate the activities of the PLDCs

Find out the existence of Naws’ loopholes in
the present urban development acly/laws

Investigale how the urban development
gulhorities set W allow Lhe PLDCy Lo cscape
through these loophaoles

Investicate the impact ol the PLOCs
activities on Lhe cnvironment ol the EFAs
and. consequently, Dhaka

Activities (Methods)

!

L J

Lata coltection:

a) primnary source: Questionnaire surveys
(socio-economic and environment}

b). Secondary source: Collect information
through review and discussion

Study the planning process of development
authorilics

Study the process of land use permission’ plan
approval, monitoring

Find out the beneficiaries ot Lhe present planning
process in the eastern lringe

h J

Investigate bow urban planning function io
Dhaka and Bangladesh

Tnvestigate the staius of wrban planning,
specifically in the context of Dhaka

Investigate how the development
authonties discharpe their dulies and
whether (here is any monitoring of their

Smdy the whan planning and development
nrocess from published docoments and pather
inlormation through surveyfinierviews

Stndy the pature of duties, monitoring and
accounting eic.

Study of uthan planning in the context of Dhaka
from published docurnents, joumals and thesis.

activitiss

L 4

Iuvestigate the namre and degree of
environmental degradation (hat has sef 1n
as a result of PLDC activities i the
eastern fringe

Investicate how  small landowners or
eroups have been aflected by the higger
Pl DCs

h J

Inveshigate  approprate  option for
questionable development of the eastem
fringe

¥

Smudy and quantify the level of environmental
degradation in the study arca

Interview to the aftected landowners and opimion

Study the process of development by PLDOCs

h 4

¥

Analyse possible options regarding lechnicality und
functionaliby

b 4

Findings from the research mvestigations

'

Recommendations for sustainable development

h 4

Thesis presentabion
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1.7.1  Type of research: = -

This research is an evaluative and explotalory one; it 1s evaluative in the sense, that the
planning and land conversion process in the EFAs, its trend of development and the
conversion process were studied. A research was conducied as to the planning process
applicd for the improvement or to contain the land use change. The role of the planning
authority, the RAJUK, its past and present planning efforts to develop the EFAs and the
cily of Dhaka were analyscd. The reles of other development agencies like Dhaka City
Corporation (DCC), Dhaka Water and Sewerape Authority (DWASA), Bangladesh
Waler Developinent Bourd (BWDB), Depanment of Environment (Dol) and Ministry
of Land {MoL) are also analysed.

This rescarch is also explanatory in nature, as there has been no previcus attempt to
analysc and document the development trend of the EFAs. So the present rescarch
intends 1o explore the causes and factors responsible for the development of the EFAs
and the conversion of the primarily agricultural and wetlands to urban residential use.
The research also intends to assess the nalure of impact on the cnvironmental condilion

of the LIFAs and also on the city.

1.7.2 The study area:

The proposed study area surrounds Progati Sarani on the west, Balu River on the east,
Dakkhinkhan (Khilkhet Road) on the north and Begunbari Khal on the soulh, covening
about 46.61 sgkun, Map 1.1. The area is about six to seven kilometres northeast of the
Central Business District (CBID).

The EFAs m Dhaka has been sclected for study as significant changes in land use has
taken place due to intervention from the PLDCs and other actors {co-operative housing
societics, housing association, landowners group and individual). Afler the construction
of an cmbankment around the weslern perimeler of Dhaka, inside land which was
previously considered unlit for development, became rapidly urbanized. Individuals,
households, housing societies and cooperatives developed small parcels of land for

housing purposes.




[

Map 1.1 Location Map of the Study Aren (Fastern Fringe), Dhaka,
Source: FAP EA, JICA- 1992,
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The adoption of plan for a bypass road along the Balu River and embankment for flood-
proofing the eastern part of Dhaka set loose developers on a development sprec and
various developers started housing projects {somelimes outbidding cne another). The
EFAs due to its ¢lose proximity to the ciry and low land price became the prime larget
for development by the PLDCs. The release of the acquired area in the western parl of
EFAs (Budda, Bhatlurs) by the government of Banpladesh had also set land free for
development. It is alleged that the PLDC’s intervention have also significantly changed
the land use pattern in the EFAs and adverse impacls have been wrought on the

chvironment.

All these make the EFAs an interesting casc for study. Therefore, an in-depth study wall
allow to discemm the land conversion process in the LFAs; the effect ol lethargic
attitudes ol the public agencies. affecting prowth and development of the EFAs, and the
PLIDCs inlervention having significant impacts on the [T As,

1.7.3 Catepory and level of rescarch:

1.7.3.1 Secondary data:

This included a literature survey (o oblain informaiion regarding fringe arca
development and development and management process of large citics. specifically
metropolitan cities. A rescarch was alse conducted to specify the role of the PLDCs m
land development and housing provision. Maps and reports were collected from the
RAJUK, DCC, Land Records Office. DWDB, Office of the Distnet Commissioner

{DC), Dhaka and ather public agencies, private oflices and research centres.
1.7.3.2 Primary data:

As evident from the objectives stated in Section 1.5 this study is based en data drawn
mostly from primary level of investigation. Under this research two types of survey
were conducted in the study arca: socio-economic and environmental surveys. The
socio-econommic survey was conducled at household level of cach mouza; on the other
hand, environmental survey was carried out at union level. The envirommnental survey

included the lopography. wetlands, natural flora and fauna, Meod sensitivity natural
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drainage of the arca and other related information. The physical space and quality of
waler bodies, eic. and changes arising out of PLDCs® activities were noted. A socio-
economic survey brought [lorth information regarding the demepraphic patftern,
occupation and econumic stalug of the loeal people, whether the PLDCs’ activities
affected the social and economic status of local residents, community facilitics in the
study area, etc. Initially a reconnaissance survey and personal observation allowed
obtaining first hand infermation regarding the impacts of the PLDCs" activities and the

on-going land conversion process.

Questionnaire Surveys:

Based on primary inlormation of ihe study area and surroundings, two types (socio-
economic and environment) of questionmaires were designed and tested in field,
accordingly these were final questionnaires. Experl investipators filled —up the
queslionnaires through interviewing the local people.

4. Socio-economic survey: Within the study area, 400 socio-sconomic queslionnaires
were filled up through intcrview at houscheld level of each mouza. The houscholds
were selected at random basis. They answered on their family size, education, land
ownership, mneome and cxpenditure.

b. Environment survey: Within the study arca, 69 environment questionnaires were
Gilled up through interviews and discussion wilth local people and experts. The
respondents were selected from each mouza, Relevant experts helped 1o form ideas and
oblain inlormation regardmg land vse, land value, land devclopment. sanitation and
cnvironmental issucs.

The flow Char 1.1 helped 1o organize works for collecling data and preparing ihis
thesis.

1.8  Organization of the Thesis:

‘The thesis has been organized so as to give the reader an idea about the problem under
study and the way this research has been conducted. Thus, Chapter 1 features a
statement of the problems and how it came aboul, the research questions to be tested,
the objectives of the study, and a discussion of the research methods, This Chapier also
outlincs the arranpement of the various Chaplers in this thesis and the mibrmation they

illustrate. Chapter 2 features a lileralure review and discussion of theories (o this thesis.
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I'he theoretical concepts of town planning, land use planning, mega-city, land usc
conversion, govermnent and financial institutions, etc. have been discussed so as to
analyre and explain the simuation prevailing at the eastern fringe of Dhaka. Chapter 3
gives an account of the development of Dhaka aleng with a discussion of the planning
process (hat has been applied 1o guide the development of the city. This Chapter also
analyses the development pattern of the city and the efloris of the cily development
authoritics to accommodale the growing population of the city. The role ol ihe
devclopment authorities and their sincerity in discharging their duhies and
responsibilitics arc also discusscd in this repard. Chapter 4 focuses an the historical
cmergence of the PLICs in the urban housing sector of Dhaka. It, in this context, traces
the history of the emerpence of the PLDCSs, its initiative to adopt the role of developed
iand and housing provider and ultimately their emergence as power group in the urban

seene of Dhaka. Chapter 5 contains the results of the physical and socio-economic
surveys of the EFAs in Dhaka, The physical survey includes information regarding
topography, existing and previous land use, wellands and natural drainage, flood

sensilivity and hydrology, climaue condition, etc. of the study area.

The socio-economic part surrounds infermation regarding the demographic pattern of
the study area and also local residents” economic status and thelr oceupation, their land
ownership pattern, etc. Changes in the price of land were noted to draw a comparison
hetween previous and present land price resulling lrom the PLDCs presence in Lhat arca.
Chapter 6 basically focuses on information reparding different housing projects in the
EFAs and Chapter 7 highlights the impact of land development activities and/or housing
prajecis on the environmenial condihion of the logal area as well as the city. Initial
Environmental FExamnation (IEE) techrigue has been applied to assess the
covironmental impacts on the EFAs. This methed allowed gauging the rate of land
conversion and damage brought about by PLIDCs” activities to the local area. Chapter &
discusses management issucs and the censtraints. In this chapter the ongoing/funure
projects also discusses and identified its management problems. Chapter & discusses the
previous  studies tecommendalion and  their ments and demerits. The final
recommendations are stated in this chapler. The planning approach and management
process that needs to be adopted with the intention of mitipating and improving the

environmental condition of the local area as well as that of the city as a whole.

' N
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MNotes and References

The Eastern Fringe Areas (EFAs) have been carmarked in between Progoti Sarani Road
and the Balu River. The area covers SPZs 12 and part of 7 DMDP. These zones are low-
lying and developing through land filling, The area iz parily covered by the private
heusing projects. The geophysical condition of the area near Rampura (southemn site) 1s
not tavourable for vertical expansion. Rampura Fault on Begunbari Jirani Khal makes
the area vulnerable in case of carthquake. At the same time, the area is important for
drainage and environmental purposes; for Auther reading RATUK, MHPW UNCHS and
UNCHS (1995). Urban Area Plan 1995-2005 vol. 11, DMDEF, Dhaka, chapter 4 pp 56-
58 & 68-70.

PLDCs (Private Land Development Companies) are registercd vnder Cooperative

Act, 1985. They purchase undeveloped-land at & low cost and developed such land
and making pleis through sub-division and sell out with a big profit. PLDCs are
very much active in Dhaka with the pnvale housing project. They offer serviced
plots at attractive price with easy instalmenl. They give a colourful advertisement to
the mass-media (Television Channels, Radie, and News DPapers elc.) to altract
prospective buyers; see GOB and ADP {1993} "Formulation of Land Development
Conlrols and Procedures for Dhaka", Culpin Planning Consultant Ltd, ADB, chapter 4
pp 83-86.

Integrated Flood Prolection Project FAP 8B, (1991) "Updating studies on storm watce

drainage syswem {mprovement project 1n Dhaka',

Japan International Cooperation Agency (JICAY Flood Action Plan -8A_ 1992, Dhaka.




CHAFPTER 2: LITERATURE REVIEW AND THEORETICAL
FRAMEWORK FOR THE RESEARCH

2.1 Introdudtion:

Why is there any need for theorics? What should they seek to explain? Theories are
interpretative and aim at giving in-depth explanation of contemporary cvents in an
abstract level. Traditional studies in Bangladesh are based on heavy empiricism and add
little to knowledee beyond what thesc statistics make apparent. There arc very few
theoretical studies in urban planning and nrban development discipline, The intention of
the theorics is to fill a part of this void and demonstrate how theones can deconstruct
and explain the complexities of Bangladeshi socictics and its major problem regarding
land development for hensing, environmenial degradation and subsequent dislocation of
local people. This Chapter intends to provide ideal positions and compare them with
realities on the ground, point out the flaws in existing system(s) and prepare grounds for

neecssary amendments (o rectify them.,

2.2 The Concept of Town Planning:

The very first theory this study deals with is the concept of town planning. This gives an

ppportunity to the reader o compare ihe theorctical or ideal context of town planning
and what exists in reality in other countries and Bangladesh, (especially in Dhaka). The

core concept of town planning is that it should be sustainable, inlegrative and inclusive

with the single aim lo improve the gnality of people’s lile.

There arc probably as many concepis of planning as there are planners, possibly more.
Most would accept, however, that planning is concerned wilh taking an objective and
rational view of future conditions, asscssing what society desires its destiny te be
forccasting the amount of change, cstimating the degree of control required, and
formulating a policy o take account of this destiny, change and control. Where any
conscious altemnpt to nndertake this Lask exists, two extreme forms can be distinguished;

thesc are sometimes described as blue print planning and process planning.
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This adopts a comprehensive approach towards plamming, and is ideally porirayed in the
system employed singe 1947 in the United Kingdom. It has developed from the
technical professions like architecture, surveying, and engineering, and has
conscquently produced solulions to urban problems that are predominantly physical in
character, such as, land use maps, soning density through the medium of a master plan.
hence the description blueprini, and operatcs upon a rigorous established administrative
struciure. The overall desires of the community, otherwise known as the goals and
objectives, are given, having been previously decided by the political representatives,
and do not therefore form part of the procedure of planning. Allthough it altempis to
influence or direct all the aclivities connected with the physical environment, and is
founded upon the notion of public benefit and amenily, it 18 singularly ill-equipped 1o
deal with the majority of social issues and at times ineompatible with economic
expediency. Whilst exercising great control over the enviromment, it is subject to
considerable delays between the political decision and the preparation of the plan, its

implementation, and any subsequent review and amendment (John Ratcli[Te, 1977).

The planning is a continuous process; distinct from a slalic policy prepared at one
particuiar point in lime. Greal premium is placed upon the incorporation of soctal and
economic plannimg within the physical framework. Constant review is maintained
regarding the performance of the plan and adjustnients made whencver necessary, thus
reducing delays to a mininum and preserving the relevance of the policy in the light of
prevailing circumstances. Althouph, in theory, this approach is the tendency in the
United States, being of a more ad-hoc nature, belier gearcd towards a markel economy,
and with a2 more fexible relationship towards [luctuating public interest, the lack of
coercive legislating and the degree of local autonomy has prectuded the cffectiveness
there of almost any planning systcm. lhe complex problems of urban structure and
organization require an approach morc akin o process planning has led to fundamental

changes in both the theory and practice of town planning (John Rateliffe, 1977} (1)
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2.2.1 The Royal Town Plam'ling Institute, UK:

According to the Royal Town Planning Institute (RTPI), UK, “Town Planning embraces
gll forms of development and and use activities. It operates in all social strala and on
several inler-related spatial levels— local, rural, urban metropolitan, regional, national
and international. It is concerned with the promotion, guidance, enhancement and
control of development in the constanily changing physical environmcent in the interest

of the common good but respecting the rights of the individual™.

[t makes provision [or futurc; helps reconcile conflicts of interest. projeets physical and
social changes, facilitates the harmonious evolution of communities and initiates action
for the oplimum use of resources. It is both a munagement and creative aclivity. It is a
catalyst in conserving and developing the present and future strueture and form of urban
and rural areas. it contributes o the creation of the presenl and future characier of

physical, social. economic, organizational and environmental quality.

Town Planning is not delerministic. It seeks to eslablish balance and harmony. It draws
altention to the possible options; safeguards freedom of cheice for the present and

future. 11 is so conceived as (o be able to adapt to the evelntion of circumstlances.

“Town Planning is rarely an independent process; il must take account of external
decigions. It works through and negotiates with the decision-making mechanisms of
socicty’s political institutions and public and private sectors. Public paricipation is an
indispensable element in the process. By virtue of its direci involvement with people

and their day to day aclivities, Town Planning inevitably has strong political overtones.”™

This may be summarized as Planning contribules 10 the management of change in the
built environment, Effeciive planning may luke many forms, but requires knowledge
about urban and regional change, the physical and natural environment, and social and
economic environment, combined understanding and skill in applying this knowledge lo
policy formulation, implementation and project development in complex political/

institutional conlexts.
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The role of planning therefore is lo improve people’s quality of life; be it in the contexl

of rura), metropolitan, regional. national or international levels. In developing countries,

in the race to catch up with developed nations, change in the built environment is a

permanent {sailure of any management. Planming education, therefore, has 1o identify the

*what, how nnd why” of change in the following:

A New

Geographical levels of developient-rural, urban, regional ete.

Physical and natural environment

Socio-cconomic development

Skills in the application of knowledge in these fields to policy formulation and
implementation

Techniques of project development and management

Oblaining political approval, suppori and resources in the political and

institutienal contexis

¥ision for Planning:

in June 2001 the RTPl published a paper entitled “A New Vision for Planning:

Delivering Suslainable Communities, Setllements and Places- The Necd for Action”

that scts the “context for a dialogue with members and others about the way planning

should evolve”. “The new vision” is built around the core ideas of planning. that is:

[

Spalial- the manageinent ol the competing uses for space and making of places

that arc valued and have wdentity.

Sustainable— addresses how planning can mediate berween the shorl-term
economic and [tnancial benefits and the medium and long-term social and

environmental implications.

Integrative— lake account of a wider set of issues, full mnge of public, corporate
and community strategies and initiatives, bringing together wider range of
prefessional skills and disciplines to influence spatial planning and delivery

mechanisms.

Inclusive— recognizing the wide range of people involved in planning by

respecting differences of opinion, recopnizing social and spatial inequalities,
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withstand independent scrutmy and negotiate thmugh process of arbitration
resulting in shared commltment

In all the above matlers planning is:

+ Value driven— identifics, understands and mediates conllicting scts of values

« Aclion orienled— driven by the twin activilies of mediating space and making of

place

Dased on this New Vision for Planning, the RTP] Education Commission published a
lengthy report in January 2003 that scts out clearly and with well-reasoned confidence
the field of planning that gives us the ripht to claim professional siatus. The key

clements of their ohscrvations are:

» Crilical thinking aimed al achieving outcomes not just procedures

+ Space cmphasizing locational relationships and the impacts and

inlerrelationships of the scetoral on the spatial and vice versa

e Place— a focus on outcomes, quality, form and identity as experienced by
oCeupants

« Action or intcrvention— a dcliberalive process focusing om what could and
should be done based on eihics, values and facts require management skills

appropriale to securing oulcomes

It does not suggest planning as a governmental activity whose legitimacy depends on
statute ot regulation. nor in-built economic, social or environmental privilege; bul sces
planning as mecessary and inevitable within any soctety with aspirations beyond
subsistence. Due to its richness and complexity, it calls for a cadre of people with

knowledge, skills and competence to facilitate it.
The competency required of the planner refers to:

s  Planning related skills to:
» Produce strategies, policies and plans for sustaining and shaping physical

environment and the aclivities it suppors
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Manage change in the spatial and physical environment and its component

activilies and facilitate the implementation of development

Communicate spatial and planning related information

Planning relatcd transferable skills in:

Problem delimtion

Dala collection, investigation and research

Quanlitative and qnalitative analysis and appraisal
Aesthetic and design awareness and criique

Postulating and evaluation of alternative futures
Collaborative and multidhsciplinary working

Weighing evidence, problem selving and decision making

Negotishion, mediation and advocacy

Generie transferable skills in:

Projcet and resource managemaent

People and organizalion management and teadership
Creativity

Flexibility and adaptability

Written, oral, graphic and multimedia communication

Using information techmology

Awarcness of value dimensions of planning work and  ethical responsibiliiy,

appreciation and respacl or:

Issues of equal opporunirty (with respect to race. gender and disability), social

justice, economic welfare and cfficiency in the use of resowrces

Issues of sustainability and sustainable development in protecting and exploiting

natural and human resources; the role of government and public parhicipation in

a democralic society and the balancing of the individual, collective rights and

interests
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¢ The diversity of culngfzs*; vicws and ideologies, includmg respect for the
diversity ol different valucs and perspectives, und acknowledgement of their
imporiance in decision making; significance of social and cultural herlages
s  The ethics of professional practice and behaviour, including the relationship (o
clicnts (including pelilicians), other professionals and the public
s Use ol the Code of Professional Conduct

s  The interconnecied social, economic and poelitical dimensions

Specialized studies refer to:

Specialized studics enable joint routes to planning and other professional qualifications
e.. architeclure and planning, planning and landscape architecture, planning and

environmenlal manageimnent.

2.2.2 Recent planning and development principles in Malaysia:

Malaysia is undergoing a tremendous pace of physical and secio-cconomic development
as it is moving Wwards an industrially developed couniry by 2020. The most sensible
pathway for a small nation like ours to take, is to emulale thosc of the developed
countries, hopefully, with little or no mistake along the way, Malaysia has felt the
importance of privale sector in the process of planning and implementaiion. Private
seclor investment has been given the task of meeting 55 percent of the total investment
required by the counlry during the same period, implying an apnual growth rate of seven
percent in real terms. The povernment seems to be aware of the potential short
investmeni. It has implemented its much-publicized privatization with the public secior

nenopoly on cerlain key arcas.

The forcign investment has been prompted by the realization that foreigners share in
Malaysian companies 30 percent target. Foreigners can, therelore, be encouraged to set
up wholly or majority of any Malaysian holdings without offending long standing
political systems. Indeed, the proccss has already staried. Forcign companies are no
longer restricted to 2 30 percent maximum holding, their Malaysian associates, provided
these associates exporl al least 20 percent of their production. In certain circumslances,

foreigners can now own majoricy stakes of up 1o 80 percent of Malaysiun companies (2).

A 4
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The Malaysian government has formulated threc principal policies, which have become

the main (hrust for national development planaing and implemeniation.

Vision 2020: Vision 2020 was specilically designed o guide Malaysia towards
(he siatus of en indusirially developed country by the year 2020. The progress
intended is not limited to economic advancement only, but covers all aspects of
life including social justice, quality of lifc and potential stability with emphasis
given to positive social and spiritual values (stressing the physical, cultural and

psychological development of the people).

¢ National Development Plan (NDP): The objective of the NDF is to creatc mores

than a just and united society. It is aimed at providing an enviromment conducive
for growth with equitable distobution of resources, emphasis on poverly
allcviation and restructuring the society o reclify social and economic

imbalances among the races.

The Five-Year Malaysian Plan (MP): The Five-Year Malaysian Plan maintains
and continues to cmphasize the bajance development concept as conlained in the
NDP. The MP's continuc to give serious attention Lo strategies that will generate
rapid and continuous economic growth while ensuring equitable distribution of
resources in balance with conservation of the cnvironment and natural resources.
Apart from cconomy, the MPs stress social development while improving the
quality of life. These three planning policies logether help to formulate the total

planning and development approach.

2.2.2.1 The role of physical planning in Malaysia:

The role of physical planning in line with the Vision 2020, NDP and MPs, is to translate

the socio-economic, cultural and environmenlal needs into spatial and physical forms.

its aim is to implement development planning programs, policies and sttategies and

translate them into spatial form and coordinate them with the physical planning with

cmphasis in environmental quality, provision and management of urban facilitics and

the management of scientific and technological development.
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2.2.2.2 Existing planning practice in Malaysia:

The planning practices in several towns of developing world give inadequate emphasis
on the environmental aspecls for maintaining qualily and sustainable living
environment. Present planning concepts do not explicitly demonsirate noble values,
which are necessary for developing human values and mitigating social ills. Malaysian
planners have realized that planning and develepment, which are not based on noble
spiritual values, have in the past contrbuted to social ills and wrought damages and
degradation to the cnvironment. Natural disasters, such as flash floods, building
collapse, land slides and threat of haze has bcen underscored due to lack ol human
sensitivity to the environment, disrespect to fellow human beings, and ultimately o the
creator. A planning guideline based on tolal planning and development doctrine has
evolved from sensitivity lowards human development in national development.
Therefore, the current planning praclices have been enhanced so as to serve as
comprehensive guidance for the country’s planning and development cfforts based n
the beliel that meticulous and methodological planning is the key lactor for ensuring
success of any planning effor, and morc so in the context of current sophisticated and
complex living conditions. A planning doctrine able to handle social woes, which

respects the people and environment, is much nceded in the present planning practices.
2.2.2.3 Total planning and development doctrine (TPDD):

The main philosophy behind the TPDD 1s:

« Comprehensive: The TPDD or concept of planning should cover all values,
moral and spiritual, besides physical and material aspects. These clements
canmol be separale because the main objective of the TPDD is sustaincd well
being of the citizens.

« Man as the Yocus of Development: Man’s needs, attitude and aspirations arc
some of thc most imporiant factors that should be taken into account in the
{ormulation of policies and development approach. However, all considerations
should stress on the achievemeni of a balance between the nceds of man and
capacity of the environment to {ullil and support these needs.

¢ Mulli-Dimensional Aclivities: Planned development must be multi-dimensional

in nature. With the abeve principles in view, the city of Putrajaya has been
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developed to ease out the increasing burden of urbanization on Kuala Lurmnpur.
Putrajaya is indeed a finc example of urban planners” dedicalion to build a city
that is environmentally sustainable and viable and a source of pride for the
nation bent on achieving the status of a developed country. Pulrajaya shows how
a cily ean be build by being compatible, sensible and respectful to the naturc and
environment and by enhancing the natural resources within that particular

region, The city is all that a human soul yearns lor in a ciry.
2.2.2.4 Implementation of the plan:

It is much casier to make a plan than (o implement that plan in detail. The TPDD always
follows city and national level development stratcgies and (heses are continuously
updated accordingly to demand to face new challenges in the new millennium. The
propusals indicated in the plan arc mostly implemented by the private sector. The TPDD
applied in the casc of Putrajaya have been meticulously worked out in detail so that no
inconsistencies arise during implementation of the plan (Map-2.1)' Construction,
development and enhancing natural resources are complementary to cach other so as to

achieve a sustainable living environment.

2.3 Urban Planning Management, Weakncsses Conflicts in other Asian Citics:

According to Taylor and Williams (1982), the earliest paradigin of planning in Asian
cities was a colonial system ol sectoral agencies in each city, which indcpendently
pursued their objectives under the tenuous direction of a leng-range master plan. This
systemn is stil! widely used in the region, although, as aleady observed, therc may be
little relation between the thetoric of the plan apd actual planning aclivity, as expressed

in decisions made by the state. Since the 1960s, a ncw project oriented approach has

! Pumrajaya is planned o embrace two major themes [e. 'Ganden City' and 'Tntelligent City". Reflecting the
'Garden City’ concept, Putrajaya 15 sought to reflect the very best in city planning and landscape
architecrural ideas o reakize a new vibrant city of wmorrow. The following featurcs are: a formal axiy
punctuated with nodal features; structuring of Core Area into identifiable precincts; a varicly of informal
and Formal activiny areas. reforestation and enhancement of the natural landscape; a network of open

spaces, oplimisation of scenic vicws and an interesting ciryscape.
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emerged, which cmphasizes shori-term activities. uses budgets cnsure financial
Wy '

feasibility, and de-cmphasises physical (land use) planning and includes a wider range

of socio-economic policies.

Taylor and Williams believe that these weaknesses in present practice can be overcome
by a technocratic response, which would improve efficiency by systemaliving the
process of planning programming and implementation to select the most appropmate

gtrategy for development.

Planning and Resolving the Problems and Conflicts: Asian Versions:

Rigid master plans have long been abandoned in most developed countries; developing
countries still cling to the idea that the stalutory authority should preparc such plans. In
addition, all rclated regulatory legislation is linked to the existence of ihe official master
plan. Economic considerations and pelitical and finical constrains, however, require
orcater emphasis on strategic planning. However, can these be reconciled? How these
developments can be controlled in such circumstances? Major important cities in Asia

have been analysed in view to planning management and conflicts cte.

Metro Manila, Philippines:

Metro Manila in the Philippines covers an area of 870 sgkin with more than 10 million
populations in 2004 (Map 2.2). It is radical concentric in plan with a flat side along the
bay. Growth has occurred mainly through landfil! and increased declines within existing
urban areas. Metro Manila is plagued, not surprigingly, with many ol the same problems
that afflict other capital cities in developing countrics. Population growth has been high
for many vears and continues unabated. Despite road improvements and traffic
managenient, congestion mount as the number of private and commercial vehicles
increases. Flooding continues in many arcas because of the flat. low lying lerrain and
poor drainage systems even (hough conirol measures and facilities havc been
introduced. Large areas of Metro Manila also experience inadequate water distributiony
and low pressure in the water mains, though this is now being rectilied through a
massive watcr supply program. Sanitation is a problem because there are few areas wilh
sewers, the streams and rivers are heavily polluted. and solid wastes collection system is

inadequate. Air pollution has reached scrious levels primarily because of emissions
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from vehicles, power stations, and factories. Finally, more than half of the population
lives in wholly inadequate housing, which does not have basic services, enough space.

or a pleasant environment.

Seventeen separately clected municipal mayors and their councils, which are, in theory,
coordinaled by a governor and an appointed body, which is called the Meiro Manila
Commission (MMC), administer Mctre Manila. Although the MMC is vested with the
power to assume all strategic responsibilities in the metropolis, it has assumed control
only over the local govermmeni budget and the management of solid waste disposal.
Local governments continue (o implement small-scale capital works programs, provide
mosi urban social services. and maintain all local faciliies. National govermment
ngencies have broad responsibilities in Mectro Manila, including control over strategic
planning, health, education, social services, housing roads, drainage, and olher services,
Since these functions have not vet been translerred to the MMC as was proposed
originally, the only truly metlropolitan agency is the “Metropolitan Waler and Sewerage
System (MWSS)’, which plans and implements water supply and sewerage projects and

levies rates throughout the metropolitan region.,

Responsibilily for strategic plauning for Mctro Manila has uno(Ticially been transferred
from the National Economic Development Authority to the MMC, which, in turn, has
been able to formulate land use and zonimg plans but has not been able to effectlively
control the urbanization process or co-ordinate the local or national agencies. Thus
Metro Manila does not have an effective metropolitan form of government to direct
planning and development, and the MMC has little strategic responsibility or authority.
This situation lecaves the administrative system without co-ordination and at times, in
chaos. The conflicts among the development projects are:

» Long tcrm programmes versus short term projects

e Managed capital invesiment versus uncoordinated programme

¢ Demand for, versus supply of land

e Formal versus informal secior

» Public versus privale seclor

e Visual aesthelics versus public and private affordability.
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‘The planning and develupment bv the public and pnvate sectors have failed to deliver
enough urban services at d.ﬂurddble prices to the grass.mnts The low-income shelter
programs of the National Housing Authorily are stmongly supported by the opposition
faction in the current national assembly. Furthermore, futurc urban planming and
development programs must strive lo distribute benefits cquitably. The Philippine
efforts to increase the rate of shelter production are commendable despite the {act that
prices arc ofien initially unallordable for low-income group. The rcliance on the povale
sector appears to be an tmportant factor in their relative success in the public and privale

sectors is needed and cannot be overemphasized as a valuable way to multiply the

supply of low-income urban sheller.

Urban land resources and the control of land remain esseptial components in
implementing any significant urban policies in the Philippines. The lessons of Korea,
Taiwan, and Japan in urban land management could be actively promoted in the
Philippines {Howard B. Henward. Jr. 1985). These countrics have introduced some
lechniques (o handle urban lunds in terms of economic use and also ensure planned
growth in ¢ily, such techniques are land pooling, land readjustment and guided land
development (Archer, 1984). Bul at this stage, the techniques arc not yet fumiliar and

there is no institutional establishment are taken place in Marila, Philippines (3).

Jakaria, Indonesia:

Jakarta is the national capital of Indonesia. It is contral to the region and has special
status as one of the 27 provinces in the country. The 1965-85 Master Plan for Jakarta
cmphasized on physical form and recommended a concentric partern of spatial growth
of the city after its inception. The governor of Jakaria has now formally approved the
Jakarla Structure Plan. and in addition a modified regional development plan for
Jabotabek will shortly be approved by the central govermment (Map 2.3). Thus the
framework for the future direction of urban growth is now formally agreed upon and

can be used as a framework for strategic planning by local governments (T.R. Clarke,

WB Symposium 1983},
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Major weakness of the planning syslems, a simple and robust form of struciure planning
was developed, which indicated policies for board zones and land use. Such a system
would be un ellective point of reference for the investment proprammes of development
agencies (povernment). This is important because infrastructure investment is likely to
be only real way to control the form and direction of urban growth. Later on. the system

could be developed to coordinate local “action area™ plans and to increase control over

plans for land use and building,

In Jakarta, co-ordination between seclors is sleadily improving, and the agreed east-west
strategy for growth is being implemented by scveral new developments: the
introduction ol a pilot projeet for Guided Lund Development (GLD) in Easi Jakarta, the
development of high priority projects for arierial moad planning and railway upgrading
in the east and west expansion zones, the implemeniation of the first slage of the Urban
Betierment Projcet in North Jakaria, and the design of large regional scrvice centres in

the easi and west expansion zones to encourage commercial decentralization.

In conjunclion with the central government, appropriate methods are being devised to
decentralice plan making and development control to the lower-tiers of govermment
within nearing studies are being made to define urban development projects to

encourage ihe rapid growth of several key growth centres around Jukarta.

Several key cxperiences in Jakarta may be applied in other cities. The most important
lesson is the need for a sirategic planning approach that intcgratcs the physical.
cconomic, financial, and institutional aspects. This forms an identifiable stage in the
developmenl planning process and moves away from the static masier plan. It also
enables future urban growth to be guided and monitored more elfectively. Strategic
planning, in turn. helps io improve coordination in invesiment across sectors and to
compensate for the lack of verlical and horizontal integration between agencies. At the
national level, the lack of urban investment planning and systematic allocation in
situations with limited resources, together with pressure lor urban services, causes urban
investment to be highly concentrated in the capital city. This results in a great
dependence on funds from central government and ineffective local support for cost

recovery mechanisms. The over concentration of resources in the capilal city creates

r"*‘.
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problems in secondary cities, which have an even greater nced for infrastructure
invcstment.
l.ack of cnough serviced land to accommodate rapid urban growth compounds the
conflict berween the formal and informal city and causes steep increascs in land prices
and reduces the supply of affordable low-income shelters. Thus, mechanmisms are needed
to improve acecss to land for the low-income informal groups through dircet and
indirect meuns. There alse lies the problem of the dual city, in which the predominant
informal low-income housing and infrastructure sector is constructed outside the official
systemn for providing shelter. This creales problems in designing balanced economic and
physical solutions. The latter is influenced mainly by governmenl planners with
established attitudes and conventional views aboul the needs for the poor. The oflicial
attiludes are ofien dominated by the visual and aesthetic conditioning of the beautilul
city concept ior capital city. This is olien in opposition to the basic necds of the

majority of low-incomc city dwellers in most Asian citics (T .R. Clarke 1985).

Kolkata {Caleutia), India:

Kolkata {Calcutta) was cstablished in 1690 by Last India Company. [n 1727, a
municipal corperalion for Calcutta headed by a mayor was established. Between 1774
and 1911, it was officially the capital of the British Empire in India. In 1921 Kolkata
cily with its 1.05 million population, accounied for 47 percent of the urban
agglomeration’s popnlation of 2.25 million {Caleutta Urban Agglomeration, which is a
siring of towns extending from the city and both sides of the Hoogly River). Calcutla
was renamed Kolkala in December 2000. The Kolkata Mcuropolitan Area, previously
known as ‘Calcutta Metropolitan Area’, covers an arca of 1, 414 sqkm with about 13
million populations of West Bengal Stale and in the cconomic capital of the castern
region of India (Map 2.4). The Kolkata Metropolilan Planning Organization, founded
in 1960, made extensive studies and rtecommcndation embodied n the Basic
Developmenl Plan 1966 (Menezes, WB Symposium 1985).

Kolkata has a long tradition of srructure planning and investment programming and also
has an older and larger infrastructure network. The West DBengal government is
implemnenting policy initiatives taken during the preparation and formulation of the third
Calculta Devclopment Project (CDP) in 1970, Introduction of sclf-appraisal techniques
by an indcpendent cell within the Kolkata Metropolitan Development Authority
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(CMDA, 1980} are carried out. The Appraisal Monitoring and Evaluation Unit (AMLU}
is now an accepted and integral part of investment selection. The unit has alecady
amended or deleted several sub-projecls from the CMDA's original shopping list just
because they could not be justified on economic or financial grounds. This important
change from previous practice in the city can lead 1o the more cffective use ol scarce
TES0UICE,
The new appraisal process is also used to assess the relation of investment in diflerent
seclors. a praclice that was not always done before. For example, the planning of large
centrally planned investments is mtegrated with the investments selected by the local
authorities under the Municipal Development Programme (MDP) and vice-versa. The
implementation of the statc povernment’s policy of permitting local authorities to help
select their own investments under the MDP is proving to be the comerstone of the
suceess of this propramme. The local authorities have also been making responsible lor
constracting the investment they scleet. The chainmen of these local authorities have,
thereforc, become direcily answerablc to their constituents. This process gives grealer
asgurance than those previously. Genuine efforts are being made to improve the quality
and quantity of services. The local authoritics are now more aware of the relation
between the creation of an asset and the nceessity of providing funds to operate and
maintain it, as well as repaying the capital cost. For the first time, current financial
information on the revenue cellection to institutionalise the momtoring and evaluation
of such data has been undertaken.
By now, two vears of the CMDs five-vear program have elapsed. Although progress
has not matched all the original projections. a solid foundation has been laid for CMDs
new role as the designated development authorily for the whole metropolitan area. The
pringipal innovation by the slate government and the CMDA in the planning and
implementation process under the ihird CUDP, compared with previous projects, has
heen able to give the local authoritics a substantial say in selecting the invesiments for
their own jurisdiction. Tn doing so many of the traditional problems of centralized
planning and construction have been substantially reduced. In addition, invesiments
wore previously made without assessing either the ability of the local authorities to raisc
the necessary revenues to fund, maintain, and service the operations or their technical

gxpertisc to operate them (Menezes 1985) (4).
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Experience suggests that when the local authorilies are given the opportunity 1o select
and construet an investment, and what manpower and funds are necessary to operate
and maintain il, they will act more responsibly. Public pressurc to cnsure that the
investmen! is used productively far outweighs interagency or intergovernmenial
influences. Other reasons for the success W date in MDP have been the state
government’s commitment 1o follow through its policy and the initiatives; it has laken
to do so. These initiatives include:

« Strengthening local authorities by holding local clections and by providing them
with needed specialist expertise, such as executives, engineers or finance and
health ollicers

e Holding semipars on development, managemeni, and finance for the newly
clected chairmen and senior management of the local authoritics

» Defining clear roles and responsibilities for various local agencies

o Subslantially increasing the allocation of capital funds

+ Substatially increasing access to additional sources of technical assistance and
aining for local authorizes to help them prepare plans and estimates and
analyse municipal budgets

* Monitoring and evaluating the physical and financial performance of lecal

authorilies

Chennai (Madras), India:

Chennai {Madras), the capital of the south Indian state of Tamil Nadu, is the fourth
largest city in India. Since August 1975, urban physical growth within the Madras
Metropolitan Area has been managed through a master plan, which is preparcd and
enloreced by Madras {(Chennai) Metropolitan Development Authority (MMDA) (Map
2.5}, The plan consists two parls: one is land use plan and another is a developmentl
conirol rule. This master plan indicates only broad land uses and is supporied by

documents called Detailed Developmeni Plans.

As a mulli-sectoral project. the second Chennai (Madras) Urban Development Project
addressed several sectional needs both in transport and the provision of low-income
shelter, City public transport services have improved considerably. Both the first and

second urban projects have contributed to create an efficient bus company. Some have

w: W

e
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encountered further problems however. For example, in the transport sector, the need o
increase fares to strengthen the finemcial viability of the companies concerned has been
limited by political constraints. It has proved politically more difficult than expected to
increase the fares. By contrast. the low-income housing progranime has been quite
successful and continues to develop largely as planned. Becausc the sites are {ar from
the city centre and workplaces, the bus companies have had to be involved to assure
reasonable access. Also, few people in Chennai own cars, so a strengthened bus

company was an imporant part ol improving mobility.

In the housing project, the sites and services under the first urban project is now rapidly
approaching final conselidation. Some problems associated with providing low-income
shelter have been highlighted. For example, delays in land acquisition have slowed
down progress in the sites and scrvices component in the sccond project. Due to heavy
demand for housing, many of the plots went to the better income group people other
than low-income proup and were hought for speculative purposcs. Enforcemeni and
conirol of the distribution of the plots to minimize the misallocation places a heavy
demand on limited govermment resources. 1'he administrative overhcad is required (o
assure that the low-income groups benefil may well prove lo be a burden in larger scale
programme hecause of the heavy demand {or serviced land by all income groups. This
problem should ease as more serviced land and core housing appears on the market.
Perhaps the most important question that emerges in Chennai 13 the cffcctive packaging
of multiculiural projects in complex political and institutional environments. Such
projeets are difficult to achieve duc to the unique needs of various sectors. The housing
scctor, for example, clearly has a special set of institutional and policy objectives, which
are quite dilTerent from those of the Lransport sector. In transportation, it 15 difficult o
break up (he needs of low-income sector. Usually wransport policy must deal with all
income groups and thercfore must impose potentially inequitable fare structures to

recover all ciosis.

The debale continues, however. on whether to usc multicultural or single seclor
approaches. Conclusive evidence is nol yet available, which leads to the conclusion al
this stage, is each project must be designed to respond to its parlicular political and
institutional constraints. Those who adhere inflexibly to single sector approaches may in
some simations be promoting what is referred 1o as sect oral chauvinism. The failure o
examine rigorously (he need for a multicultural approach may reduce the full

effectiveness of a parlicular scctoral activily (I.akshmanan, 1985).
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2.4 Previous Plans and Studies on Dhaka:

Planmers of the developing countries, such as Bangladesh, lace a daunting task.
Population of the country is growing at a phenomenal rate. The number of population in
the country has doubled within only thrce decades. The populaiion of Dhaka makes
close to 12 million al present whereas it was 7.3 million in the 1991, Such population
growth overwhelms all efforts to improve the living and environmental conditions ol the

mass pcople.

Rapid population growth has obvious implications for infrasiructure and scrvice needs
of cities and regions. The failurc to match safe water supply, sanitation systems,
adequate housing and eflicient (ransportation with increasing population has become a
prime causc of misery in the developing world and also in Bangladesh. It is argued that
even with a limited level of economic development, resources can be betler managed to
provide an improved living environment for all if the right plans are implemented at the

appropriate moment. Such efforts are lacking in Bangladesh, specifically in Dhaka.

The planning lcgacy, we inherited. is a colonial inheritance. Colonialism played a
dominant role in shaping citics and regions of many developing countrics. Because of
the extent of her colonial possessions, Britain had a major influcnce in shaping the
pattern ol” urban devclopment in parts of Africa and Asia in thc immediate pre-
indcpendence and post-independence periods. Many of the ideas and principles, which
have been applied in city devclopment in the developing countres during this peried.
wame derived from the practice of town and country planning in DBritain. Indeed, many of
ihe practiccs were lransferred from Britain with little or no adaptation to local

conditions.

The Dacca (Dhaka) City Master Plan, 195%:

A Master Plan for Dacca, 1959 (presently Dhaka) was prepared on behalf of the Dacea
Improvement Trust {DIT). The Plan was basically a development control document
(Map 2.6). The Town Improvement Act, 1953 provides regulatory powers for the DIT
over a designated area. In praciice development control, based on the control of building

£
on individual plots, can enly be cffective in the specilic devclopment areas, which are
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planned and leased by the DITI-_Emd other development agencies. Development in other
parts of the ¢ity remains largely uncontrolled, and the lack of updating the plan leaves

the statutory service agencics in the city withoul coordinated action.

The Master plan was founded on two assumptions, both of which have sincc proved to
be incorrect. Firstly, population growth was projected at 1%/, percent per annum, a figure
Jess than cven the raie of natural increases of the existing population. Aclual growth
belween 1961 and 1974 has been approximalely 6 percent per annum. Secondly, it
assumed ihat the city would confinue to grow ontwards at existing urban densities. In
practice, il is apparent that the major trend since 1959 has been the extreme
intensification of densities in sume areas with a recent rapid growth on the easiern and

southern fringes at comparatively low densities.

The resulls in 1980 show that not all the devclopment areas proposed in the Master
Plan, 1959 have been developed yet. Two examples arc Uttara Model Town and the
proposed development areas north of Tongi. On the other hand, there has been
subslantial unplanned growth around the cdges of the city. Many of these unplanncd

areas are liable to scasonal {looding.

Previous assumplions about the standards and feasibility of providing services, the level
of huilding occupancy, and the usage ol transpoert system have ihereforc all been

superseded.

Thus, traditicnal planning practices often relerred to had many weaknesses —

« Thc concem with the preparation of a plan document rather than with achieving
any effect on the ground

+ The atlempt to be too comnprehensive, covering all aspects, like a mini-national
development plan, rather than focusing on key 1ssues

+ The dominance of spatial and land use issucs compared lo social, cconomic or
cnvironmental issues

« The negative view of urban growth, leading to an objective of limiting urbun
growth regardless of whether that is appropriate or achievable

¢ As aresult, unrealistic projections were made on urban population

« Projections of public investments requirements also tended (o be unrealislic,

given the sert of resources which were likely to be available
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e The separation of plan making process from decision-making process about
]

budgels, infrastructure development and service provision
¢« The absence of any elfective mechanism for contolling land development
(legislative weakness, bureaucratic failurc, corruption, and the absence of

adequate mechanism o control development).

The above weaknesses are evident production of a detailed, rigid, zoning plan, which is
unrelated to the forces shaping cities and regions, and which is wo inflexible to be
adjusted Lo the light of (he realilies of the simuation (migration and population explosion
aficr Bangladesh’s independence). In the realm of urban planning itsclf, dissatislaction
with traditional, rigid and inappropriate Master Plan led fe rather different responses:
Structure Planning and Action Planning for guiding development. The Structure Plan is
intended to provide a broader, strategic framework for subsequent local plans, and is to

look into the regional context.

DMAIUDTI, 1981

The Bangladesh government undertook the Dhaka Metropolitan Area Integraled Urban
Development Project (DMAIUDP) in 1981. The recommendations were made that the
northern expansion and peripheral development should be dirceted towards the flood-
free land in aress. Morcover, the short and mid term strategies should be undertaken
urban development like public land increase, transport links within city areas and
improve employment situation and so on; thercfore the available resources should be
applied wo:

» the immediate initiation of a public scctor land bank in order to reserve in

advance at acceptablc cosls
+ the provision of indusirial incentives and the promotion of employment

generating activilies in the Tongi area
« the improvement and exiension of transportalion links

s the comprehensively planned and integrated extension of physical and social

infrastructure

As a complemeniary component of the strategy, the peri-urban, largely agricultural

economy was to be strengthened and diversified. The aim would be to create a belt of

-
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intensive market-gardening areas geared directly to satisfying the demands of the
rapidly increasing urban population, and to compensate for the loss of agricultural land
and the changing paticrns of small-scale backyard farming within the existing urban

Areds.

In the backpround the characteristics of the city were analysed and prepared Urban
Characteristics Map® and shown in the Map 2.7. Howcver, it provides a uselul summary

of the nature of strategic planning and structure plan.

The rapid urbanization process of Dhaka began since 1970s. The physical expansion has

been continued 1o the direction of cast and west parts ol the city (Maps 8-10) (5.

A structure plan can be distinguished from the more formal planning proccsses, such as
development plan and master plan, in that it accepts and recognizes the uncertainty of
future events by concentraling on fundamentals and leaving more detailed problems for
resolution uearer the time they oceur. In this way, it is to a certuin exlent open-cnded.
providing a broad policy framework for action plans and development programmes
which because of their shorter time scale can be formulated in greater detail. An urban
developnient siralegy should be subject fo regular review, bul, because of its
concentration on central issucs rather than details, should not become as rapidly
outdated as the more traditional master plan. This form of planning is particularly
appropriate for metiopolitan Dhaka where the prowih of populatiou and ecenomic

development cannot be determined with any degree of precision.

? Urban Characterisiics Map, which divides an urban arca intoy zones, which is characteristically distinet.
The parameters used include socio-ecenomic, physical and locational characreristics as well as the
dynamics of chanze im a zonc
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10.

11,

12,

14.

Old Urban core, mixed
high density,
deteriorating

Mainly  low  income
medism densify,
unplanned residential
Previousty  old  high-
mcome  residential area
now Jdelerorating,

Cld  industmal  arca
largely unplanned

Low/middle income
plarned in parr medium
density. Mainly

residential with pockets
of commercial use
Middle/ Ligh-meome
low  density  planned
residential

Cld  central  business
district public
administration

Flanned modem central
Busginess distric
Government institutional
eduecation, recreation,
administration  defence,
jail, some public sectur
housing

Packets  of  squatters,
refuger camps
Government instilulional:
airports,  defenee,  and
health

Mixed ncoeme  ghoups
medivm / low  density
planned but uncontrodled
mawnly residential
Medium density mainly
low income, planned
public sector residential
scheme, recent middle
sector formal industiry.
and small pockets of
uncontrolled residential
Low lying, low density

mainly residential/
agriculmral
Planned modem

industrial area, pockcols
of squatters.

Map 2.7 Characteristic Zones of Dhaka City, 1981

Source: DMPLIDP-1981
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A slratepy, as opposed 1o a plan, recognizes that the future is not certain, and thal 1t 18
not possible to predict with confidence the fumre circumstances of the city. Equally it is
not possible to foresee the appropriate physical form of urban deveclopment areas
beyond medium term. The detailed design of development should not therefore be
attempted unlil the development of an area is likely within succeeding five or ten year
peried. This approach means that certain decisions affecting the development of the city
in medium and long term cannot be built into the strategy immediately. One purpose of
the stratcgy should be to idenlify those which cannct be taken imnediately, to suggest
approximate date at which decisions will be necessary, and to rccommend the trends

which must be kept under rcview to allow decision points {o be identified morc

accurately at a kater time,

‘The purpose of a sirategy is lo lessen collective uncertainty about short- term action, and
to provide a coordinated basis lor development agencics to proceed knowing that they
are all working logether for a commuon goal. For a strategy to be implemented it has 1o

be expressed as programunes, projecis and physical plans.

An appropriate way of dctailing the physical form of an urban development strategy at
the cily level is by a structurc plan. This term is derived {rom the British planning

practice, but the concept is widely uscd internationally. Its principal components are:

« The built-up arca of the city, divided inle bread »ones of different land uses.
characler and density

» Main lines of communication

« Principal instinitional uses which serve the whole city

« The main functional arcas of the city

A struetural pian differs from the older-style master plan by concentrating only en the
broad structure of the city. It is not concerned, as are master plans, with either the detail
of the physical lavout of the city. or with the detail of individual development areas,
which cannot be implenenled until the Iater stages of the plan period. The preparation
of a master plan for the whole metropolilan area would be totally inappropriate and at
variance with the strategy and structure plan approach. It would not be possible o
determine the detailed form of land use and development implied by a master plan over
such a long (ime scale, bearing in mind the unccrainties associated with econerme and
pepulation growth. Its preparation would, in addition, be time-consuming and would be

in the current situaiion be an irresponsiblc use of skilled manpower to litile purpose.

s
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Whal is required is the production of more limited area specilic plans where action can

be contemplated within a relatively short lime when needed.

With structure plan tcchnique, individual parts of the ¢ily development arca are not
planned in physical detail until their development is within the shorl-term programme
period. These areas may be parts of the cxisling city proposed for redevelopment or

improvement, or they may, more olten, be proposed urban expansion areas.
2.5  Dhaka Metropolitan Development Plan (1995-2015)

With the above issucs in mind the preparalion of the Dhaka Metropolitan Area
Developmenl Plan (DMDP) was started in 1991 (afier the single the City Master Plan of
Dhaka. 1955). This plan has been prepared comprising 13528 sqkm area adrministered by
the RATUK (Map.2.11). Within this junsdiction, Dhaka City Corporation (DCC) and five
municipalitics namely Narayangam, Kadamrasul, Savar, Gazipur and Tongl und
Keraniganj (not yet fctioning) their sumounding areas are included. Each type of ihe

following plan is designed o meet particular needs.

A. Dhaka Structure Plan’
B. Urban Area Plan’
C. Detailed Arca Plan®

Each type of the above mentioned plan is destgned to meet particular nceds (6).
A. Dhaka Structure Plan {SI'):

¢ ihec plan embodied in Dhaka SP proposals is presented semi-diagrammatically
at 1:50.000 scales. As such they arc broad brush and indicative and are

developed and elaborated in the DMDP Urban Arca Plan and Detailed Area
Plan.

o Dhaka SP provides a long term stralegy and coincides with the launching of the

longer tern national planning covering the perieds 1595 10 2015

T DMDP Structure Plan provides a long-term strategy for 20 years o 2013 for the development of greater
Dihaka sub-region.
* Urban Area Plan provides an interim oigd-term strategy for 10 years to 2005 and covers for the

development of urban areas within Metrg Dhaka Management Area.
" Delatied Area Plans provide more detailed planning proposals for specific sub-areas of Dhaka.
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+ Tishould be revicwed and updated every [ive years with the reviews laking place

al least one year before the end of each five year periods
+ It identifies the magmtude and direction of growth

» Recommends spatial and scetor-wise policies over the long term for the DMDP

area of control of about 1328 sqkm.
Functions of Dhaka SP;

Dhaka SP covers the whole of RAJUK's development control area (1528 sqkm}. The
function of the plan will be to:

« |ntcmret national policies

» Eslablish aims and policies and general proposals to guide metropolitan Dhaka’s

long-term growth and development

» Provide a [ramework and the mechanisms necessary to ensure that all the public
and private apcncics coordinate and priorilise their respective development
planning and investment programmes and decisions within the metopolitan

area, in parlicular, phasing of development.

The Dhaka 5P, both in its prcparatory and implementation stages, aims to provide
coordinated and congistent framework for the development of the plan and programmes

of all the public and privale sector agencies within the metropolitan areas and to:

s Bring the main planning issues of the metropolilan areas lo the adention of the
government, olher public and private sector agencics, vested interest groups and
the public at large. The broad and stratcgic intent of the Dhaka SP will need
wide dissemination;

s Provide a framework for local plans. Dhaka SP will sel the context for the
preparation of Detailed Area Plans and Local Plans, as appropnate, including
identification of development themes and specific areas in need of
immediate/shor-term action

» Provide guidance for development management. Structure Plan will provide the
basis for devclopment managenment at the broad melbopolilan level, wia
management policies for items of strategic and structural importance, The Dhaka
SP (DMDP) will not include detailed devclopment management policies or

standards.




Form and Content of Dhaka SP: (1993-2015)

‘The Dhaka SP (DMDP) is presented both in written and graphic [orm. The writlen
documentation is as important as the physical plans — they should be read in conjunction
wilh each other. The series of plans provide the geographical conlext [or the

recommended policies presented.

Topics covered by the Dhaka SP (DMDP) include ihe Tollowing policies and provide

guidelines:

= Population

s Land use provision

« Economic development

s Industnial

« Shelter and housing

o Physical infrasiructurc (road, waterway and railway etc), social infrastructure

(open/recreational spaces, educational institution and other civic facilities)
+ [leod control and drainages

« LUtility services ctc
B. Urban Area Plan (UAP) 1995-2005:

The vicinity designated in thc Dhaka SP (DMDT) is, {ur siratepic planning purposes,
subdivided into following broad categories.

‘The content of the UFAT (DMDT):

. -'l he UAP provides for a mid-term strategy programme for 10 years (1995-20035})
and cover for the development of urban areas within the metro Dhaka

manapement area,

o The geographic boundaries comprising the UAP area are the areas wilhin the
proposed FAP 8A and BB {JICA)Y as well as the Tongi-Gazipur and Savar-

Dhamsona areas

s  The UAP {(DMDP) has several components consisting of an Explanatory Report,
Resources Maps, Interim Managemnent Report, Interim Planning Rules, Urban

Area Plan Map, and a Multi-sectoral Invesiment Program (cxplained as below).
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i.  Lxplanatory Report: This reporl explains the basis for the UAP and

describes the salient features lor each of the 26 Spalial Planning Zones
(SPZs).

ii. Rescurces Map: This is a rccord of existing infrastruciure locations,

along with the public and privatc scctor development commitments.

fii.  Interim Manapcment Repert: This report descnbes the basis and

approach laken toward urban land use management.

iv. Interim Planning Rules: It staies n a legal format the rules for urban

land usc management within the UAT.
v.  UAP: [t designates various land use management zones.

vi.  Mulli-Sectoral Invesiment Program: This integrates and prioritises urban

devclopment investments over the next 3-3 years.

. Detailed Area Plan (DAP):

¢ The DAP (DMDP) provides more detailed planning proposals for specific sub-
arcas of Dhaka

» The DAP consisls of reports and maps at 1:3960 scale (or larger as appropriale)

wilh supporiing documents

+  Until a DAT iy prepared for a sub-arca land use management functions will be
exercised through the policics. puidelines and rules found in the Siructure Plan
and the Urban Area Plan.

2.6  Land Use Characteristics and Dynamics of the SPZs® (DMDP)

s The land use provision of DMDP is shown in Map 2.12.

The IDMDP arecas have been divided into 26 Spatial Planning Zones and  sub-rones
{SPZs)’. Map 2.13 describes the characteristics of land use and dynamics of different

spatial ~ones of the city, which are summarized and presented in Table 2.1.

¢SPZ {Spatial Planning Zones}-Geographic unit of the DMA, which 15 Jaid down in the DMDP.
7 8PZ (Spatial Planning Zones) —Geopraphic unit of Merropolitan Area
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Table 2.1: Characteristics of Land use SPZs of DMDP Areas
5BZs (Spatial [.ocations Characieristics of Land use | Dynamics
Planning Zoncs)
SFZ-1 Ramna, Segunbagicha - Predominantly Institution 1',‘u3r|si1°‘;,fingE
Central Dusiness | and Surrounding Areas UFse (zouth-west)
Dristrict (CBDY - Residential (North-east)
South - Park Open Space
SPZ-2 Dhanmondi. Kalabagan, | Mixed Use Densifying
Central Business | DHE Area Tajroan, {Residential {nstitutional
Business District | Wakhal para and and industrial}
(CBD) North surrounding Areas
SPZ-3 Old City Area Sadarghat, | -Commercial tleart of City | Static
Od City Chakbazaar, Islampur, {Commercial Wholesale,
Tatibazaar, Wari and Residential, Historical
Surrpunding Areas Arcas)
SP7-4 Lalmatia, Mohammadpur, | - Planned Residential Intensifying
Western Suburbs | Rayerbazaar, llazaribagh, | -Spontanecus
Shewrapara, Kamrangir Deveilopmeni and
Char Areas Congentration of Slums
SPZ-5 Mirpur and Surrounding | - Predominantly I’lanned Densifying and
Mirpur Areas Resideniial Tse intensifying
-Institutiomal and
-Reercational Use
SPZ-6 Gulshan, Banani, -Planned Residential Areas | Densitying and
Gulshan, Banani, | Baridhara, Badda, with Commercial-cum- intensitying
Baridhara, Badda | Mchakhali and Residential
Summounding Areas
SPZ-7 Khilgaon, Jatrabari, Mixed Use (Sponlaneous Intensifying
Castern Suburbs | Golapbagh, Manik Nagar. | Development)
Mugdapara, Manda,
Shahjahanpur, Mandipara,
Rampura, Malibagh
SPZ-3 The Opposite Bank of Mixed Use (Unplanned) Intensifving
JinjiraKerani- Buriganga (Jinjira and -Residential {L.ow Income | (Spomntanecus)
ganj K eraniganj} Group)
5rZ-9.1 Narayanganj District -Rural Character Intensifying
Narayanganj {Residential. Industrial and | (slow
Fringe-West Others) devclopment)
SPE-9.2 North-east of - Predominantly Rural Static
Warayanganj Dhaka-Chittagong Character
Fringe East Highway - Sonargoan (Historical
Area}
5IZ2-5.3 The Eastern Bank of -Mixed Use with Rural Intensifying
Kadam Rasul River Sitalakkhya Character
Pourashava
SPZ-10 The Western Bank of Mined Use (trade centre Deteriorating
Narayanganj Sitalakkhya Industrial and Residential)

Continued next page

] R - .
Densifying: More people coming in
* Intensitymg: More function and activitics coming in
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Gazipur Fringe

SPZ-11.1 Area wilh in Dhaka - Mixed Use with Rural Denzifying)
DMD Triangle Marayanzanj-Demra Characler
south Ruoad (Prolecied by

Emhankments})
5rz-11.2 WNorthern Part of DWND - Mixed Use with Rural Denstlying
DND Triangle Triangle Character {(slow dev.due
north (Protected by 1o restriction

Embankments)
SPZ-12 Area in between Pragati | - Castern fringe areas Densifying
Fastern Fringe Sarani and River Balu (Low-lying Area).

-Planned Residential Area

{Dev, by Private

{ompanies)
5PZ-13.1 Dhaka Cantonment -Resiricted Ares, Densifying
Cantonment {Controlled by Cantt.

Board)
SPZ-13.2 Uttara {Northern Part of | - Planned Residential Area | Densiflying
Ultara Ciny) - Sponianeous Dev. at

Uttar khan. Dakhin Khan
SPZ2-14.1 Tongi -Planned Industrial Area Intensifying
Tongi -SPONTANSNS

Development
SP-14.2 Area in between Tongi -Predominantly Rural Intensifying
Tongi/ and Gazipur Character.

SPZ-15

Morth-sastern Edge of

- Planned Institutional

Intensifving

-Industrial
- Purbachal New Town

Gazipur RATJUK Area Area

- Spontaneous

Development
SFZ-16 Norlh-western Edge of - Rural-based Static (slow
Northern Fringe | RAJUK Area - Forest dev.
SPZ-17.1 Savar Mixed Use (Tnstitutional, | [ntensifying
Savar Industrial and

{Commaerctal)
SPZ-17.2 Dhamsona (Savar) Mixed Use Intensifying
Dhamsona {Instilutional, DEPRZ,

National Mausoleum,

Industrial
SPZ-17.3 In between Savar and Flood Plain Characicr Maostly Static
Flood fone West | Dhamsona { Rural/Piscuolturs
SPZ-18 Area is under Keranigonj | - Fredeminantly Rural Stafic
Dhaleshwarif Thana Character.
Flood zone-south
SFZ-19 Eastcrn Boundary of Predominantly Rural Static
RAJUK East RAJUK Character

Source: DMDP 1995-20135
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Development and Population Distribution:

Dhaka’s spatial developmenl pattern was not in conformity with the Dhaka City Master
Plan, 1959, A large pari of the ¢ity was already in existence at the time the plan was in its
preparation level. It is surprising ihat growth occurring beyond the urban envelope of the
master plan is of such modest proportions. Even more surprising is (hat some of the land
designated for development in the Dhaka Ciry Master Plan, 1959 has nol yel been
urbanized.

The outgrowth and underprowth patterns of the Dhaka City Master Flan, 1959 are
approximalely ol equal propomions. Although mismatched spatially, teday’s gross
urbanized area is little different from that proposed in the 1959 plan. 1'wo sttements
emerge from this; first thar with four times the population designed for in the master plan,
the vast majority of additional growth has been absorbed via densification and not via
continuing outward expansion. Second, in spatial terms, whilst most of the outgrowih is
relatively central, the designated areas, which failed to attract significant growth at the
northemn side of Uttara and Tongi; and the southemn cxtremes at Narayanganj (Strofegic
Growth Option Dhaita — 2016, DMDP)

It is cvident that relatively litlle urbanization has oceurred in the northemn expansion areas
proposcd in the DMATUDP 1981 siralegy. This is unswprising as the siralegy was never
officially adopted, and by the estimates ol the plan iself, would have only now begun to

have an impact had the plans for implementation been laid.

The 1981 Population Census allows comparison of actunl disiribution of population
relative to that planncd in the Dacca City Master Plan 1959, just two years after the end of

its plan period.

Using the Statistical Metropolitan Ameas (SMA) 1981 as an approximation for the 1959
Master Plan area (it was in [(act slightly smaller), the first column of Table 2.2 mdicates
that in gross tenns is population at 3.7 millien in 1981 was two and a half times larger
than planned.
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Table 2.2:  Share of Population 1981, 1991 _& 2000. and Share Growth by Area

(SMA)
SPZs 1981 Population 1991 Population 1981-91 Fop Population,
Increase 2000
Total | Share | Total Share in % Total Share Total
©00°s) | in% | (000°s) Tncrease | in% | {000's)
1.2&3 1,189 32 1,402 26 213 §2 1653
47 &8 1,109 30 1,890 35 78] 45 3221
Sub-Total (1) | 2,298 62 3,292 61 994 57 4874
5.6.13 & 14 603 16 1,002 13 397 23 1659
Q& 10 463 12 546 18 B3 4 643
11 & 12 340 ) 619 11 279 16 1126
Sub-Total (2) | 1,408 38 ~| 2,107 39 7549 43 3428
Total: 3,706 100 | 5,459 100 1,753 100 8302

Source' BBS 1981 and 1991 Census of Pepulation {unadjusted) and 2000 (projected).

We know from the City Master Plan, 1959 that most of the population growth forecast
{almost hall a million} was to be distibuled into ihe expansion arcas of Mirpur.
Gulshan/Banani and Uilara, Tongi. 1'hesc areas are encompassed by SPZs 5, 6, 13 and 14,
encompasscs these nreas. This is a clear indication that up to 1981 the majority of
population increase was being absorbed via densification rather than dispersal. Table 2.2
also indicates that this patlern changed very litde to 1991, The main conclusions from a
comparison of 1981 and 1951 {Map 2.14) population distribution ar:

o The inner urban areas (SP7s 14, 7 and 8) continued to receive most ol the growth
{57%) wilhin the area of the 1981 SMA and maintained their share of total population
62 percent in 1981 and 61 percent in 1991).

s Whilst the corc arca (SPZs 1-3) showed a relative decline in its rate of growth, the
inmer suburbs (5PZs 4, 7 and 8) absorbed fully 45 percent of all growih, increasing its
L
share of total population from 30 percent to 35 percent.

» In the outer urban areas, modest increases in the share of total population oceurred in
the north (SPZs 5, 6, 13 and 14) and east (SPZs 11 and 12) but in Narayanganj and the

southem [ringes sharcs declined as a resull of below average growth rates.



LEGEND

§ {53 Inner City
irs-1] Inper Suburbs

1981 "
éﬂ' SMA ";*"t }Dutar I:Elnrth
ek fg),burbs$ East
Pror South . . 0 +5 K
h ;-3“ Mﬂtrﬂ'pﬂ‘”tan Fdnge 1*’
AN Study Area Scale

Map 2.14 SPZ Grouplngs by 1951-1991 In Dhaka Metropolitan Area
Source: Sirategic Growth Options - 1993 (DMDFP)
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2.7  Land Conversion and Population Distribution

The DMDP studies have revealed that ihe 1980s were a period of major land conversion
wilhin the 1981 {SPZs 1-14}. It was calculaled that about 5670 hectares were converted
from rural to urban use between 1983 and 1991. [ was assumed that about 2116 hectares
ncw urban land was developed by the period 1991 and population densitics reached a
quarter of thc 1983 level. The density of the established buili-up areas was increased by
29 percent in Inner Zonc 1-8. Almost two-thirds of this total occurred in the fringe arca
purlicularly, SPZs t1-14. The position was reversed in the central urban zone (3P7% 1-8)
where 70 percent ol the popualation growth occurred but with only 58 percent of the

increase in newly converted land.

It was shown that only 30 pereent of population increase between 1985 and 1991, bul 63
percent of the increase in new urban land. The arca of urban land in the outer zone almost
doubled during this period. The land increase outsmipped population increase by 2 to 1,
the opposite of what happened in (i Inner Zones. Overall population density acually
dropped in the outer zones particularly Outer Zone 9-14.

Further studies revealed (hal although overall urban land has increased by 50 percent the
new land absorbed only 32 percent of the population increase with fully 68 percent being

absorbed via identification within buill-up areas.

Population distribution berween Inner and Outer Zones stayed constant but land ncrease
was overwhelmingly in the Ouler Zones. Iowever, despite the constancy of population
ralio, actual growth was much greater in the Inner Zones, as they contained the bulk of the
population. About 70 percent of (otal increase was in the Inner Zones. As the increase of
new land in the Inner Zones was limiled, most of the population would have been
accommodated at higher demsities (7). The perceniage ol iofal increase in land and
population, 1983-91 is tabulated below:

Table 2.3: Percentage of Total Increase in Land and Population 1983-91

lnner Zones Outer Zones
% Popuiation % Land % Population % Land
1983 73 66 27 34
1991 72 56 28 44

Source: Sategic Growih Option Dhaka — 2016, DMDFE, 1993,
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Why the fringe areas of Dhaka are hughly pressurived for urban development? The
reasons arc categorically explain in chapter one and two. However, it is clear that
population of ciry has been incressed and also the established urban areas have
experienced heavy increase in populalion gradually. Moreover, the unused and under
utilized lands are bring under urban use. The pocket lands in the city arcas are also being
vccupied intensively. In process, the land value enhances in urbanized areas. Therelore,
middle income and lower groups have very limited access to urban land. In this situation,

urban fringe and surroundings arc tremendously pressunized for urban devclopment.

Duc to constructien of the embankment in western part of Dhaka with he technical and
financial supports of ADB under FAP 8B projcct, a huge land has become free from
armual Mooding and these lands have been guickly developed due to initiatives {rom both
public and private sectors. The eastern fringe areas have been left out and waiting for
development as the area is not protected by flood control embankment. Meanwhile, actors
like the PLDCs, (formal and informal companies), Cooperative Housing Socieles,
Individuals are implementing their housing projects. It 15 also found that the individual
developments are taking place through incremental Jand filling. All of these actors are
hiphly encouraged due to a cerain epportunities which are: demand for housing plots,

close proximity of Iringe areas to city and cheap land value ete.

2.8  Fringe Area Development under the DMDP:

Fastemn fringe, particularly, the study area covers about 46.61 sqkm which includes
central and seuthern companments of FAP 8A 1992, JTICA study. Most of the land in

eastern fringe is low lying and a large portion of lands is liable to annual feoding.

In 1950, the growih in the eastern fringe was slowly continued by the initiative of
individual landowners. Growth opporiunitics were not available in the areas due to poor
connectivity in tenms of road, rail and others. Only canal networks were used for water
transport and drainage purposcs. During this period (1950s) there was an cxcellent
channel/canal network within the city and the eastern and weslern peripheral areas

(Map 2.15).
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[n 1960s the growth in fiinge areas was continued by landowners (o build houses through
incremental land filling while the fermal and informal private sectors played a minor role.
In 1970, growth in the northem pari of eastern fringe was accelerated by the completions
of Rampura Road. Mostly growih has taken place along the road on higher lands but not

on lunds those were decp inside.

During 1980s, development tock place in a spenlaneous, but haphazard way, leaving litle
way eilher for an appropriate road network or for basic infrastructure facilities and
services. During this period, most PLDCs (formal and informal compames) have come up
in the peripheral areas with housing projects through massive land filling. The PLDCs
rcalized the opportunities to develop housing project in the peripheral areas. The

oppormunilies were:

¢ Tremendous demand for housing plots
e Availuable {lood protected land {particularly in the west and southern panis) of the ity
# Land to close lo the vily and

+ [ow price of cte.

In the absence of an overall guidance plan for the area, it 1s very diflicult to achicve
rational development. A cemparison of 1983-1991 shows that 37 percent increase in
urban population. 51 percent in areas in then wrban land and 11 percent decrease in
grows population density. Population, urban arcas and density 1983-921 is shown in ihe

following tahle:

Table 2.4: Population, Urban Areas and Density 1983-91

Zone Urban Population (0005} Uthan Build-vp Areas | Densities
in heetare per hectare
1933 1991 1983 1551 1983 1991
Eastern Fringe 152 245 434 1122 350 218
SMA Arens (1981} 4253 5,830 11143 16531 182 344

Spurce: Strategic Growth Ophions -Dhaka 2016, DMDP
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Urban Fringe Development Policy (DMDP):

"The Authorties will initiate and co-ordinate a range of measures aimed at stinmlating
rcorganization and re-subdivision of the urban fringe area.”
Thig is the area of land, which was convered to urban use in the 1980's. It is widely

scartered around most of Dhaka's established urban area including urban fringe.
2.9 Land Use Planning:

Land use planning is an extremely complex matter, combining physical, social and
economic aspects of land use with an assessment of potential future needs. The lund use
planning systcm should be efficient, elfective and simple in conception and operation.,
to facilitate and bring about the desired level of development. Land vse planning should
not be regarded simply as a tool for preventing change. Properly used it can help 1o
secure econemy, elliciency and ameniry in the area of development and use of the land.
The land use planning function was increasingly employed as an cnabling function to
cncourage private enterprise to underiake development programs in circumstances that
would otherwise have been difficult or unarttractive. The purpose of land use planning is
to select land to maintain land use practices that will meet the needs of the people best
while safeguarding resources for the fururc. The driving force in planning is the need for
change, the need for improved management or the need for a quite different pattem of

land use dictated by changing economic, political or social circumstances.
2,10 Theoretical Explanation:

This research is guided by the established theories and concepts on fringe area
development. In this casc sipnal theory or concept does noil cover or explain all the
components and sub- components in the process of the fringe arca development. The
majer components arc: the physical prowth ond land use change, drainage and
embankmeni, natural, chemical and biological environment. All these components and
their sub-components have been addressed in the light of the theonies. The relevant
theories are: urban land nse theorics (the concentric, sector and mulliple nuclet), good
city form and micro-economic urban land use theories and the concepl of sustainable

development.
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a. Urban Land Use Theories: _

Urban land use theories focus on the conversion of individual parcels of land from rural
10 urban uses and on the role of the actors of public and prnivale sectors in that
conversion. These three theories were developed over the twenly-live year period from
1920 to 1945 and each edded o the knowledpe of cities. Three major urban land use
theories are: the concentric ring theory, sector theory and multiple nuelei theory, which

are, explained the overall structure of ciiies. These theorics are illustrated below:

a. The concentrie ring theory is based on the pioneering work of Erncst Burgess. Who
identified five zones of land use: (i) a Central Business District (CBD) representing the
centre of aclivity, generally close to the site of the original seitlement; (ii} a zone of
transition, mixing commercial and industrial uses; (iii) a low-income housing zone in
the metropolitan area, conlaining older housing units; static while the transition zone

enlarges into the central zone.

b. The sector theory was proposed in 1939. 11 suggests that city grows not in sirict
concentric zomes, but rather in sectors of similar types of development. That is,
residential areas might expand cutward along existing rransportation links, topographic

features, and naiural amenitics.

¢, The multiple nuclei theory was developed in 1945 by Chauncy Harris and Edward
Ullman, It varics from previous views in that the downtown arca is not considered to be
the only focal point for growth. Land use patlerns are seen to develop as a series of
nuclei, each with a differemt function. Each centre develops from the spatial

interdependence of cerlain functions.

Contemporary urban land use theory typically concentrates either on use value
characteristics or on exchunge value characteristics but therc is littlc or no conceplion as
to how the twe may be relaled to each other. Geographers and sociologisis have evolved
a varicty of land use theories, which [ocus on patierns of use. The concentric wome,
sectoral and mmltiple nuclei theories are nothing more than generalized descriptions of
patterns of usc in the urban space economy. The tradition of research in faclorial

ccology atteinpts the same thing with much greater sophistication, while the work of
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other sociologists such as Gas (1970) and Suttces {1968) brings a certain amount of
realism to the somewhat arid statistical summaries of facterial ecology. (ther various

devices exist for generalizing statistically about the macro patterns of urban land use.

It is lempting to vicw this corpus of urban land usc theory as providing an adequate
framework for analysing the market forces shaping urban land use. Unfertunately thesc
theories absiract from questions of use value and do as little 1o bring use und exchange
value together as do the formulations of geographers and soclologists, who starl with
use value as their basic consideration. The fact that wiility maximizing medels contain &
crude assumpltion concerning the relationship between use value and cxchange value
should not deceive us into thinking that rcal problems have been resolved. This is not to
condemn the moedels derived out of microeconomics as useless. They focus on the
exchange valuc aspect of urban land use theory in much the same way (hat geographers
and sociologists have shed light on the use valuc aspects. But an adequate urban land
use (heory requires a synthesis of both these two aspects in such a way that grasp the
social process of commodity exchange in the sense that Marx conceived of it. This
theery will not be easy to construct, particularly in view of the peculiar qualities of land

and improvements and the diverse uses to which these may be put.

b. Theory of Geod City Form:

Lynch Kevin's (1981) theory of “Good Oty Form™ teserves how urban setflementl
patterns have responded o social values and how they influcnee the heath and welfare
of all city residents. The histories of specific elemcats of urban form have been treated

scparalely.

In this theory, the ideal situation has explained. The Good Urban Form takes place
based on several faclors, which ere mainly physical character of the city and
surroundings {topography. land level, soil condition ctc.), land use policy of public
sector, master plan of city, socio-economic condition and urban heritage and soclo-
cultural behaviour. This theory may help to understand the scttlement patiern and policy
orienled land use. However, the theory of good cily [orm may also help to undersiand

the city development.
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identity and institutional development; ecological objeclives mnclude: ecosystem

imtcgrity, carrving capacity. biodiversity and global issues.

The componcnls of sustainable urban development are economic {urban liscal base.
access to adegquatc incomc); political (role of state, inslitution and participalery
planning); social (basic needs and human rights}; demopraphic (fertility, migralion and
ethmical); and environmenral (susminable use of renewable resources, minimal use of
non- renewable resources and appropriale physical planning). Some major issucs related

to frinpe areas development are discussed below:

Agriculture productivity: Sustainable development covers agricultural development
(Markandy). The predominantly agricultural cconomies of developing countries depend
on the availability and quality of natural resources for the sustoined use of the bio
productive systems of agriculture, ranching, forcstry and fishery. Degradation and
depletion of land /soil and water are thus the outstanding enviroumental problems. It is
suggested that a set of working rules or targels covering equity, resilience and cfficicney

gs a first slep in making the concept operational in the agncultural sector,

Weflands in fringe area: What is a wetland? It is wetland that is to say, land covered
with water for appreeiable periods of time. 1 hese arcas bear such desipnations as swamps.
marshes, bogs, fens and wet meadows. But in recent years, deep low lyving arcas also
bocome wellands with natural resources in its own right, duly validated by stature and
provided the ultimate distinclion of governmentally designated prograrnme and agencies

in many developed countmies.

Problems in defining wellands abound. The mnitial question invelves how wel, how
ofien, and for how long. What consritutes a recognizable wetland is another issue. Still a
third question, and cne currently rife with controversy in the United States, is how ome
goes about delineating a wetland. The faci 15 that the deliniien of a wetland will vary

being agency and even by advocate.

Why do wetlands matter? Simply because they perform useful functions and provide
imporant values. The first might be termed physical and hydrological. Wetlands, for
exainple, impede wave aclion and disperse flood Bows over area and lime. By doug so,

they trap and deposit sediments, and reduce erosion. Much has already been discovered
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about the imporant narural relationships that exist between wellands, surface watcr, and
ground water in particular locations. In arfificial setiings, 11 is no accident that
Jdeevelopers often seek to divert urban runoff into existing wetlands.

A second functional category is primarily biological and biochemical. Wetlands are
invaluable as habitat for fish and wildlife, furnishing nutrients, food, and cover and even
functioning as nursery ground for living resources. From the human standpoini, the
biological capacity of wellands 1o break down and assimilatc wastes is becoming
incrcasingly important for point and no poinl source pollution control. Economic
benefits represent onc of scveral categories of values. Directly harvestable wetland
resources include snch items as berries, rice, hay, peat, bottomland loresis, lish and fur.
Signilicant indirect returns can occur when wetlands increase waler yields, enhance

waier quality, or prevent fold damage.

This theoretical expression gives wetlands imporance to make the sustainable
development for city er any part of the city. In casc of castern fringe area development

of Dhaka it will be easy to understand and lake the measures accordingly.

Environmental aceounting or monitoring: The area that of environmental accounting
or menitering is also {undamental to the pursuit of policy of sustainable development.
Markandya and others stress the need to develop a sct of sustamability indicators that
can be used o evaluate perfurmance. Bul much of the information regnired doing this.
such as data on the siocks and scrvice flows related 1o enviromnental assels, 1§ not
routinely collected or analyscd. Emphasis on these economic variables has led o a
dangerous asymmetry and inconsistency in the way we think about the value of natural
resources, which has been institutionalised, in the national accouniing system. The
fundamental definition of sustainable income requires that information be gathered on
natural resource stocks and service lows. In wasting asscts: natural resources  in the
national income accounts explore these issues showing how the difference in the
treatment of natural resources provides false signals to policy makers and reinforces the
false dichotomy belween ihe economic and the environment that leads policy makers to

ijgmore or destroy the latter in the name of cconomic development.
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2.12  Micro-Economic Urban Land use Theory:

A critical appraisal of the micro economic approach will help us 1o identify what the
problem is Kirwan and Mariin (1971) has revicwed the contribution of this approach to
our understanding of residential land uses. The assumptions typically buill inio the
micro-economic approach are obviously unrealistic, and are generally admitted to be so.
But then this is truc of all micro-economic models of this sort. The question is how and
to whal degree the gencral conccprualization is unrealistic, This study can starl to
gnswer this by comparing the gencral nature of the results with the reality this study is
seeking to understund. The remarkable fact is although the theories derived avalytically,
they have been subjected o fgomous cmpirical tesling; these theories of urban land usc
{although normative) vield result, which arc not too much at variance with the reatities
of city structure. Put another way, the case for regardinp them as emnpirically relevant
devices may not have been proved, but il has not been disproved cither. These theories
may thus be regarded as perhaps not unreasonable general characlerisations of the

forces shaping urban use.

213  Mega Cities:

The world is in the midst of a massive urban transition unlike that of any other time 1n
history. Within the next decade, more than half of the world’s population, an estintaied
3.3 billon will be living in urban areas {(UN, 199312 One commonly used meiric tor
measuring urban growth is the *mega city’ defined as a cliy with a populatton cxceeding
8 million. In 192-50, just two such mega cities existed: New York, with a population of
12.5 million, and London, with 8.7 million. By 1990, there were 21 mega cities, 16 ol
them in the devcloping world. In 2015, there will be 33 mega cilies, 27 in the
developing world (World Health Statistics Quaderly, vol. 44, 1991). Bangladesh is no
cxception with its capital, primate-mega ¢ity Dbaka is serving as the national and
regional cngines of growth. centres of economic growth, centres ol technological
creativity, centre of administrative, cultural and sociv—conomic lunctions, the veritable
source of environmental pollution and sought after by millions of home and job-seckers.
It is generally agreed that spatinl restrucluring 15 a pre-requisite for successful
adjustment to the size of mega city. The negative externalilies of large citics, such as,

traffic congestion, enviromnental pollution, dearth of quantity and quality housing and
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busic civic amenitics can be overcome by decentralization and sub-urbanivation.
However, policymakers in most cases have avolded the cfficient promotion of
polvcentric development. Such failures were particularly accounted to i.under—
capitalization and the c¢hronic failurc to control change in land uses. Often resources
were wasted by invesling in infrastructure in the wrong place or in advance of
prospective demand.
Mega cities deserve special atiention considering their unique sizes, the enormous
problems they present regarding their proper managemnent and the impact they have on
the residents. There are no precedents to inega-cities and they cannot be managed by
simply scaling up solutions that are applicd to smaller cities und towns. The mega cities
requirc ncw, thoughtful and imaginative solulions in erder to provide houscs and create
job opportunilies, medical care, education, transportation, ele. o at least 10 million

residents in specific cities and solutions applicable at such Jarge scales which are

economically viable and environmentally sustainable.

There are no primate-mega cities in the developed world, they arc found only in the
developing countries. In developed countries, the physical limit of the city is bounded
by green belt or physical boundary or barrier. On the other hand, the cities in developing
countries are rapidly growing due to mainly economic reason, Due to cconomic
activities and employment in city areas population are concentraicd rapidly. Some
mega-citics in Asia adopted spatial strategics designed to promote a polycentric
structure as a means of slowing down the growth experienced by mega cities. In the city
of Mumbai, planners promoted the devclopment of a second metropolitan ¢ity across the
Thane Creek; while in New Delhi a deceniralization programme was taken by
promoling 18 growth centres including six ring towns. Jakarta atiempied to alter the axis
of growth by changing its previous north-soulh directional growth to an east-west one.
More reccntly Kuala Lumpur has developed a second city in Putrajaya in a bid to
decentralize the growth of Kuala Lumpur. Scoul promoted a direclional strategy by
developing new towns, satellite citics and industrial estales and associated
transportation and communication facilities, housing, health care and educational
facilities and related land use controls, taxes, ete, Dhaka adopted a northem direction
development strategy in 1980s, but its growth pattern has widcly deviated away [rom

that proposed in the Master Plan. Of all the above examples of decentratization and/or
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attempling to build an alternate or scrics of towns and cilies to cope with increasing
urbanization, the Malaysian planncrs have been very successlul m redirecting growth of

Kuala Lumnpur to Puirajaya — which the planners has indeed every reasons to be found.

Urban Land Use Policy in Mega Cities:

Under land pelicies in ithe developing countries are mostly ipapproprate where
structural plan, urban area plan and detailed arca plan are not exist. Most ol the cities of
developing countries are siill follow the traditional master plan where the lind nse
provision is mostly rigid. In the present context, this master plan has been abLfndant in
most of developed counlries, because there are a lot of conflicts raised du;rEng the
enformeement. Morcover, urban land issues have not been coordinated o regional
conlexl, as result, mismanagement and poor-management arc commen phenomenon.
Excessive and/ or ineffective rcpulations, inappropriale pri-:f;ing and taxation systems.
land speculations, etc. all add up to and help to perpetuate land use problems. The
developed countries and some developing countries adopled land readjustment, guided
land development techmique through institution and resolve urban land management

problems.

There is a critical relation between the urbun form of a city and its land usc. One of the
hurdles to used sucecssful land use planning is the poer instiiutional capacity to Iﬁlﬂnﬂgﬂ
urban land. Most of the cities of the developing countrics have inadequate inf(;rmaticm
o frame required land use stralegies. Present policy puidelines of the diltereni [sectors
determinc land use and these are managed according. I also helps to make harmony

among the sectors of physical, economic, socal and envnionmental condition.
2.14 Land Use Conversion:

Thete is no single theory of urban planning that can adequalely explain the complex and
dynamic rcalitics of land use planning practice working under the conditions of
compcetition, change and reciprocity. The cily is constantly changing, thus a conceptual
approach based on management of land use change comes closcst Lo matching the
reality of planning practice. Under this approach, the goals of all land use pI\anning
activitics, including intelligence colleclion, advance planning. deveiopmenl

manapcment and problem solving are (o monitor and puide contmuing change to benefil

-l
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the comununity. To do so, land use planners must balance three competing sets of land
valucs: social, market and ecological. .

I
o Social values express the weight that people give to various amangements of
land use as settings for living their lives. This vicw sees land use as a facilitator
of desirable activity pattern and social aspirations. Concepls of social u::.:ﬂl'. value
tnelude those derived from theories ol urbau form, activities systems, im:l the
social neighbourhood. They ull consider conmections betweceu physical
environment and thc quality of life and concerned them with planning, design

and residents’ behavioue. [

o Market values express the weight that people give to land as a commodity. This
view sces land as a real estale project medium, Commodity values of land drive
the business side of urbanization, provides incenlives to developc#g and
financiers ag well as measures of locational advaniage for ﬁrmls and
organizalions. In this view, land should be put to its “highest and best use™ as
determined by the operations of the market. As usual, land use planning praciice

operates in a terrain thal 18 broad and responsive to changing urban ccrnditi:ﬂns,

+ Ecological Values express the weights that people give to the natural systems on

the land, This view sces land use as a potential environmenial threat to be

mitigated. H

The above three values sometimes work scparately and sometimes compele with each
other; somelimes they intermingle and support each other. Urbau land use planners have
incorporated environmental integrity values into their plans throngh the use of coheepts
that link characteristics of land areas with environmeutal processes and human uses. ‘The
limits of ccological values are environmental (air, water and their quahity; the :?,Itaﬂ::ilitj,r
of the ecosystem, soil crosion, ete.); physical {infrastructure capacity), or psychﬂllg.!]gic:ﬂ
(c.g. perspectives of crowding or aesthetics). Environmental assets are to be cfﬂéicnﬂ}'
managed for human benefit through plans, management programs, regulatious and
project evalualien.

To use a simple structural analogy, Jand use management can be visualized as & three

legged tool whosce scat is the main inteprating framework, i.e. the land use management

and three legs are the social values, market values and the ecological values. Furiher
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holding the three legs together in place is the band of sustainable development. ['or the
tool to stand and be usable, every part must be in place, equally pmponi?rrlal and
properly joined (Chapin, 1594).

2.15 Real Estate Developers:

Developers and the housing construction industry arc involved in the process of creating
new usc values for others in order to realize cxchange valves for lhemselvﬁfs. 1he
purchase of the land, the preparation of il {particularly the provision of public utilities),
and the construction of the housing, requires considerable capital outlay in advance of
exchange, Firms involved in this process are subject to competitive pressure, and must
realize a profit. They therefore have a strong vested interest in bringing into being the
use values neccssary to sustain their exchange value benelits. There are numerous ways
{both lepal and illcgal) for accomplishing thig and certainly this group in the housing
markel has a smong vested interest in the process of sub-urbanization and to 4 lesser
degree, in processes of rchabilitation and redevelopment. Both these groups are
intercsted in use values for others, only in so far as they yield exchange values to
themsclves. They purchase certain percenlage of lands and maost of them are digna or
basiefinitial land aprecement. In addilion companies also occupy absentes lands and
government-cwned (Khas)™" land. Under this process, land price is lower, I:u]u cost
enhance for land filling. As a result, they can lease out plot at affordable and allractive
price. Due to implementation of the project a large number of families arc gradually

being pushed gut without rchabilitation.

2.16  The Private Land Development Companies (PLDCs):

‘There are two types of PLDCs, formal and infonnal. ‘Lhe formal companies are
registered according to the company acts. They are known as housing company, housing
cooperatives, land development companies etc, Although they differ constitutionally but
the purpose and objectives of these companies are almost similar. The aclivities of the
companies inclede purchase raw/undeveloped land at a low cost, develop it by

providing different services and then subdivide land for salc with profit. The PLICs are

' g hax land — (Khasmahal): Government properly: estates helds in the management of government,
sometime lands are unuscd,

C
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very aclive in the Dhaka Metropolitan Arcas. Although they differ constilutionally but

the purpose and objectives are almost similar. Their main characleristics are:

o Purchase of land in (he peripheral fringc areas where lurge trocls of undeveloped
raw land are available at low cost

e Their activitics arc concentrated in land purchase, development and subdivision
of plots

o Clients are mostly middlc income groups some of whom do not have land in
Dhaka und some who want to invest in land

¢« A few prominent land companies in Dhaka purchuse land long before
development and pradually develop and selt, in effect operating a privale land
bank

. i . |
» Aftraclive adverlisements and payments by instalments arc offe{ed Ty

prospective buyers. Companies with large-scale investment capacity make good
profits in the long run

+ On the other hand. there arc many housing compames which do not have large
capital investments and confine their land development to a small scale in terms
of land arca and number ol clignts

» General characteristics of this group in land development and housing are that
the process in very slow and often little progress in development arc made over
the years. Problems of land transfer, low land development infrastructure
services provision, slow progress of sales etc the drawbacks faced by the

companies.

Individual landowners arc the group in possession of the largest share of land in Dhaka
and individual seller/buyer (ransactions dominate the land market. Contimious sub-
division, purchasc and selling of land characterize the market. The landowners are
mainly two types: those oblaining land through inheritance and these obtaining land by

purchase. I

|

Normally, landowners take all respensibilities for land development and housing by
arranging funds through savings or loans from HBFC, commercial banks or other
mechanisms. They construct their housing in the form of additions or extensions to an

existing housc or new building construction.
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The PLDCs have a significant contribution in urban housing sector through providing
service-plots in the castern fringe and other areas. The PLDCs are fillmg large areas on
the eastern [ringe. It has proven that the development in the eastern fringe is emerging.
They are highly stimulated and lock at the peripheral lands duc to cheap land value,

L : - |
close proximity to the central arcas and high potentiality for development and profit.

PLDCSs are playing such role and accumulate lands from small landowners. It 15 widely
felt that there has heen a general scramble into land speeulation by individuals and
housing companies. [n addition, it has been further fuelled by purchase of land by non-
resident Bangladeshi secking outlets for their remittances from abroad, because it is

more safe investment and high rate of returm.

Dhaka is being developed through landfilling in the castern fringe area. The PLDCs are
ignoring all sorls of consideration in this regard. They provide road infrastructure and
preserve service land for utilities, resulting that exchange value from low-lying areas o
plot becomes higher. 1t is noted the PLDCs resort to illegal mcans during land

procurements.

2.17  Public Institutions:

The government institutions usually called into existence by political processes slemming
from the lack of use values available io the consumers of housing {requently intcrlfera in
the housing market. Production of use values through public action (the provision of public
housing for example) is a dircet form of intervention; but inlerveniion is frequently indirect
The latter mighi lake the form of helping the fnancial instimtions, the developers and
consiruction industry o gain exchange values by govemment action to provide tax sheller,
Lo guarantee profits, or to eliminate risk. It is argued ihat supporting the market is one way
of ensuring the production of use values unforunately it docs not always work out that
way. The government also imposes and administers a vanely of institutional constrainis on
the operation of the housing markct (zoning and land use planning controls being the most
conspicuous). In %o far as the povernment allocates many of the services. facilities and
access roules, it also contribules indirectly 1o the use value of housing by shaping the
surrounding cnvironmenrt.

The role of government institntions on urban Iringe are analysed within the framework.
There are a good nnmber of inslitutions! agencies in city and national level for city

development for the dilferent aspects Figure 2.1,
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Government policics, at this stape, discourse piecemeal development and haphazard
growth in the EFA, which giﬁ.:;,s ncgative impacts on the environment. One the other
hand, the govermment wants to develop the area as a planned manner without distupling
the area’s covironment. Under such consideration, the government wanls to construct
gastern embankment along the Balu River and institutional arrangement isl being
underiaken. When the areas are brought under protection from annual flocding, the land
value will certainly incrcase. This institution intervention will help to change the
production of use value of land. At this siage, the RAJUK, DC office and Mol
administer these areas. The broad land usc indicaied in the DMDT under the RAJUK at
the same time DC and Mol mainiain the government-owned khas lands. Present
restriction in planning permission provides negative impacts housing and lund market.
This permission i¢ mandatory before launching the projects or dﬂvelgpmenl
programmes, but usually the companics try to obtain permission from the aul].:lmrities

concerned after completion of landfilling activities. !

Another intervention is to prolect natural water bodics in the urban {ringe areas through
the Natural Water Bodies Protection Law 2000 but enforcement of this law is weak, The
law indicates that natural watcr bodies and low lying areas must be identified on the
mouza map specifically and published in the official gavetle with plot schedules, but
this works are not being done. Due to this shoricoming in execution {as per law), the

P1.DCs and landowners file case agatnst institutionel control in civil court.
2.18 Financial Institutions:

Financial instilulions play an imperant role in the housing market owing to the
particular characteristics of housing. The financing of owner occupancy, landlord
operalions, development and new conslruction, draws heavily upon the resources of
banks, insurance companies, building societies and other financial institutions. Some ef
ihese institutions are locked into financing in the housing market. Bul others scrvice all
sectors and they tend to allocate their funds to housing insofar as housing yields
opporunities for profilable and sccure investment relative to other investmenl
opportunities. Fundumenially, the financial institutions arc interested in paining
exchange values through linancing opportunities for the creating or procurement of use
values, But financial institutions as a whole are involved in all aspects of rcal estate
development and they therefore hielp to allocate land to uses through their control over

financing. Such decisions are plainly gearcd to profilability and dsk avoidance.

g
-
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Within the framework of the above theory, the role of financial institution for the
PLDCs has becn explained with erilicism. The question raises how they obtain financial
supporl and how land uses are conirol by the financial institutions imposi:ng the
conditions of financing. The PLDCs somelimes invest their own fund for 1;fi'irllg_+;-,
development initially. In the process of development, they collect fund from clients
through colourful and alluring advertisements 1n (elevision, radio and daly newspapcrs
to scll plots. In this case, the decision of companies determincs land uses without any
influence. Afler development the exchangc value of project lands (plots) become higher.
It is found that some big companies have their own banks nnd they borrow loan from
their or other financial institutions during land purchase and development period. The
financial opportunities gear up land price high. From our cxperience, we can say that
thcy prefer to build the housing cstate with some commercial plots and reserve lands for
urban services. The reserved lands for services are being gradually converted intr:-: plots.
Meanwhile, most of the developed plols are scli-out. The motives of these companies to
make maximum profit from the project where environment issues and principles of
project both are ignored. In this case, the exchange value of lands/plots becomes higher
on the one hand and the influence of financial institutions on land uscs on the other
hand. Medium and small projects in the castern fringe usually asked financial from
institulions, in this case institutions do oversee the project to make profitable and risk
avoidance. All the projects of dillerent group usually [bce some constraints like
clearance from differcnt agencies: somnetime they obtain it and semetime become
restricted by the existing rules and regulations. Under this situation, some companies

|
adopt illegal means through making false cerlificate and documents. '

2.19 Urban Environment:

Indiscriminate earth-{illing activities in the eastern Iringe area trigger enviroumental

problems in such areas and the city as well. The main emerging problems are:

¢ The castern fringe areas have been using for agriculture (geasonal), aquaculture
and retention purposes. Thus landfills activities damage agriculture productions,

fisheries and other natural resources

¢ The easiemn fringe areas are expanded in the rainy season and create a vast open
water body submerging its surroundings duc to squeezing wetlands and low-

lying areas



85

s The landscapes and character of the fringe areas particularly in the casiern side

have been changing by the landfill activities

» The exisling natural canal networks in the easlern fringe arcas have been used up
for drainage, mavigation and rctention purposes but these canal networks are
gradually disappearing owing to land filling aclivities by thc PLDCs. Resulting
that, the water flow have been obstructed in such canals (khals) and create water

logging particularly in lean season in city areas

« Thc land use character in the castern fringe is being chanped by unregulaled and
unplanned landfills activitics and settlemenis; as a resull, the area faces

environmental problems

2.20 Elitcs, Politics and Urban Development:

Urban politics and urban development in Bangladesh should be analysed and
investigated from the point of vicw of the structure of the socicty end the politics that
revolve around it. No decisions arc taken in a political vacuum, specifically thosc
concerued with urban developmenis or morc precisely, with development projects. This
means that urban development and urban politics are very much interconnecied. Since
politics in Bangladesh revolve around personalities, individuals, groups and/or agencies.

thereby effect urban development to a great extent.

When the colenial city was eslablished. it grew to serve the needs of the colonial rulers
not the local people. Culturally the lowns were relatively isolaled from the surrounding
regions and economically it was a vehicle for extracting surplus from the surrounding
hinterland for consumptien in the dominant country. The colenial cily acted as a vehicle
for tramsporting native produce out of the country rather than cncouraging new
commetcial markets furban cenlres within it. Colonialism ofien required only one town
or a {ew towns to serve its ends. Thereforc, there was no effort to develop other lowns
or urban centres. Eventually these towns grew out to be the prime city of that region. In
terms of economie, culiural and political activilies such towns had very litle

competition.

The concenltration of urban develepment has been very difficult to dilute in the post-
colonial ers. There wore rather very little efforts for decentralization. Adoplion of

planning policies and measures laken into scrvice from ihe merropolis without their
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adaptation to local needs and condilions resulted in disproportionate growth ol the
cities, Proliferation of urban development instilutions, their overlapping responsibilities,
problems of coordination make them unable to provide any elTicient solutions to urban
problems riddling these citics. Plurality of institulions leads to uncontrolled
devclopment and unconnecied growth. Institutions lack adequate and specific power,
clear-cut responsibililies, transparency and aceountability making them unable to act on
behalf of the people; while. contrarily ihey wield supreme power and get with
corruption. This result in adoption of projects 1aken up in the interest of the general

people; in fact, which do not benefit thein at all.

Ruling elites and their allies are interested in development projects as it gives them
chances for cnhancing their supreme position as the dominant class and opporiunities
for increasing their individual wealth; while allowing them to be oblivieus to the fact
that large-scale development projects entail dislocation of people, destruction of their
habilats and employment opportunities, destruclion of local natural resources, etc. —

leading to their proper state and without bringing any apparent benefit to them.

At local and city level, the political and social clites are involved in urban politics. In
the development process of the {ringe areas, these clite groups are always very much
active as they can achicve benefils from such situations. They are inainly etther past or
present local representatives, or influential persons. They arc powerful in terms of
political and financial prowess. In the development process, the role of such elites is
always very tricky; somelimes they supporl landowners against developers und raise
questions like why landowners are forced oul of their Tand without proper compensation
saying thesc activities of the developers absolutely unfair. On the other hand, they are
getting benefit in kind or cash ffom the developers through secret dealings. Every
landowner feels that local elites are working in their favour but actually they are enly
looking for their own benefits. On the other hand, these elites always impose themsclves

as neutral and unbiased persons who are working for the community wellure.

There are no studics (0 assert that development projects taken up till now have taken in
regards of the morphological development of this deltaie region and its rivers, which are
siill in their formative stages. If there were proper and adequate studies then perhaps
there would have been ne large-scale projects requiring massive land filling, obstruction

and/or Alling ol wetlands and blind destruction of natural resources (Hafiz, 1998).
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CHAPTER 3: URBAN DEVELOPMENT OF DHAKA: SCOPE
OF PLANNING

11 Introduction:

The question of land is important for urban development. Urban devclopment simply
means the progressive changes in any society brought about by adequale planning

measures. Man modifies land uses and its development affects him n a sipnificant way.

Castells (1978) provides a complicated explanation of land as an ideological ﬁrnduct
evolving from the hierarchical system of power relations within the society and the
devclopment of vadous modes of production. Polyani’s explanation in this regard is quite
simple. According lo his definition-- land, labour and capital are commodities in
Economics. Therefore. they are synonymous to commodilies produced for sale. However,
labour (a synonym for human activity) ends with life and is produced for entirely diflerent
purposes other than sale; similarly, land (synonymous to nature) cannot be produced
either, but it is very much affectsd by man’s activities. Capital cannot be produced but

comes into being (hrough the mechanism ol state finance.

Polyani (1944) states though land, labour and capilal appears to be ficlitious; these are; in
reality, bought and sold in the market. Their demand and sale are of real magnilude and
policies and measures can slow down and retard the formation of such markets in rural
aregs. The towns and cities, in fact, both enveloped and prevented them from developing.
Markets were nothing more than mere accessories for econownic life. Where markets were
highly developed, they prospered under the ceontrol of a wtally centralized administration,
which fostered autarchy both in the life of individuals and in some respect in national life.
'The planning, design and development of towns and servives to be provided and means of
providing fhem, the pcople that were to populate these towns were all decided by ihe
powerful and afTluent section of the society. Emergence of the sclf-regnlatory market was
a complete reversal of the trend of development that occurred in this sysiem or thc

previous era (Haliz, 1994).

The discussion in this chapter will reveal that though this subcontinent was subjected o
centralized rulcs for thousands of years, towns and cities were larpely dominated by

residential arcas of the ruling ¢lass and habitation of generally poor masses.
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The following seclion will reveal that since Dhaka’s modest beginming as a small town in
the carly Indion civilization ils growth towards a capital city ol the sovereipn slate of
Bangladesh has never been done in a planned manner. Development was fragmented and

carmied out in an uncoordinaled manner without involving other seclors.

3.2 Historical Growth of Dhaka and Development Programmes:

Historical growth and development of Dhaka arc tried to be analysis through different
urban theories. The “Good City Form® (Lynch, 1981), expresses the physical condition
like topography, land level, soil condilion are the main deminating factors for city form.
Meanwhile, micro-economic urban land use theory cxpresses the socig-economic
condition, urban heritage and cultural interaction, ctc.. as the ilmportant lactors for city
form. At the same line, economic variables are mainly responsible for city growth and
expansion and its development. Within the frameworks of these theorics. the growih and

development of Dhaka is explained.

Early urban devclopment in the Indian subcontinent was evident in the Indus Vulley
Civilization, such as Mohenjedaro and Harappa. These two cities owed their design and
planning o the existence of a highly centralized authority. Exervise of absolute authority
is evidenl in the design of the living quarters and areas allotied 0 the peneral public and

the more allluent scclion of the population.

Houses of the wealthy people of these societies were higher than one-storey, built around
well-landscaped courtyards with fountains. On the other hand, living quarters of the
common people were regimental harracks. simple and plain, serving the requirement of
the inhabitants devoid of either aesthetics or imaginauon. The existence of the greal
public baths, the state granaries and a very advanced citywide scwerage network (not
found in contemporary civilizations) speaks of a highly developed state sysltem wnd

exploitation of the general masses.

The imperial rulers of the Mauryas. the Guplas and the great Mughals propelled marked
urban developmeni and were evident in the rapid growth of cities. The Mauryas, the
Guplas and the Mughals, however, left the social organizations of the villages intact. This

allowed the local headmen to exercise some power while discouraging the development
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of social relations and the forces of production in an indirect way. This excmplifies
Polyani’s statemcnt that the growih of the markets were enveloped and contained in
towns. The towns were the cxclusive residences of the rulers and elites. Their expansion
was prevented so thai such towns remained the exclusive domain of the powerful class.
Villages continued with age-old methods in ngriculture, mdustry and commerce. There
was vory limited development in the field of technology. Hence, the huge labour force
engaged in agriculture was never free to be largely employed in industry, trade or

COITIMETCE.

Strong ceniralived rule allowed exiensive increase in income from rrade and commerce,
which coupled with land rcvenuve. enabled these imperial regimes 1o erect splendid
palaces and sumptuous courts. The social orgamization of the villages and fate of common
masscs remained unchanged for centuries despite urban growth and unique architectural
marvels. There waos no incentive to improve the local technology or to sducate the
general masses. The mechanism of connccting various levels of urban hierarchy was
provided by the contracts drawn and alliances among the urban and different local groups.
organizalions and various chiefs (headmen, local mahajans or moncylenders). The
distinct {eatures, specifically, the Mughal urban system, were the importance of the cities

and close inlerweaving of the political and commercial urban system.

Throughoui the greater part of Indian history the urban systen was [ragmented and did
not develop inlo a well-siruetured hicrarchical organization. The traditional town served
as the headquarters for the governor and as the cenire for local or regional trade. The
fortresses, bavaars and temples or mosques formed the basic componeuts of the Indian
town. These headquarters-lowns linked the villages through the regional level of Lhe
government with the central ruler in a predominantly agricultural society were the nexus
of cash flow within that sociely. Infrastructure development, specifically hydraulic works,
was a major preoccupation of the nulers, specially the Mughals. They mairltained the age-
old network of rivers and canals (including imgation canals) and embankments.

Therefore, there are no historical accounts of massive famine, floods or droughts.

Inequality was prouounced in the polities of that era. The society was composed of the
monarchs and their familics, landlords {diwany, subedars, nazims, mansabdars and so

on), bureaucrats at the top level and vast masses of poor peasantry below. There was no
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improvemeni m agriculture; and the peasaniry toiled to produce the surplus for the richer
class while the opulence, splendour and sephistication of the courts dazzled observers. i
is intcresting to note that the regions, which contributed most laxes, were exploited the
most. Thus the region of Bangladesh always remained ihe most depressed area compared
10 Kolkata {Calcutta), Delhi or Agra (Hafiz, 1998).

Colonial Era: British capitalist inlervention was supposed to liberate the previous
societies {rom oppressive exploitation. The main policy of DBritish capitalism mn India,
however, wus to convert the later into a major supplier of raw matcrials and food grains
for Furope and its many colonics overseas. Dhaka, in ihis regard, became a jule
processing and baling centre, afier the colonial rulers had complelely destroyed its cotion

and silk industries deliberately.

The land tenure system indicates the social patwern in rural area. At the lop of the social
rung was the zaminders or independent fulukdars who were direct offshoots of
widespread sub-infewdation (1). This chain of middlemen shified from one to the other,
the responsibility of collecting rents and looking afier the inlerests of the (Raiyats) (2).

The system of land revenue administration thus led zamindars, talugdars, ijaradars or
revenue farmers, the tenure-holders and cven the ordinary peasants Lo look to the city, the
scat of the Collector. as the place with which their complaints were to be lodged, justice
sought agaiust the complaints were to be lodged, justice sough against the highhandedness
of landholders or collusion of ryols against the zammdars, claims statcd under the
Tenancy Acts, and lands were bouglit and sold. Dispuies arising out of rival claims among
¢o-sharers of cstales and questions of inheritance also came to be setile here, with
reference to the deeds in cusiody of the Repister of Deeds. The presence in Dhaka of the
office of the Commissioner of Revenue, the supreme revenue officer of Lthe division,
added further weight and imporance to Dhaka in the eyes of all (hose with interests n the
land.

[t was the common practice of zamindars, landholders and deputed agents to oversee (heir
interests during Mughal period. On the other hand. cerlain Jandholders took up residence
in Dhaka, leaving the adminisiralion of their estates to saibs or deputies. Under the

British, this practice was less nceded, nevertheless many zamindars and falugdars
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continued to mainiain a naif in Dhaka to keep their relations with the Cellector in good
working order. The good will of these officials, it was rcalized, could be the source of
profitable governmental patronage. being particularly indispensable for those hungry for
Rai Bahaduwrship or some similar honour involving a seat on a local board or
municipality. In return, such obliged men to the government would become a bulwark of

anthority both in town and countryside.

A classic case was that of the Bhawal zaminday, whose rural seat was at Jaydebpur. bul
who nonetheless kept a full complement of #aibs and staff in Dhaka, The later zamindars
moved into the city themselves, invesiing heavily in land and property, thercby acquiring

considerable powers to social and political patronage.

The railway was expected lo connect diffcrent areas, which proved arduous and lengthy
by water routes and road transportations. Railroads played a significant role in enhancing
colonia! exploitation. For connecting areas, colonial rulers chose raw material producing
regions o points of their shipment abroad while most areas remained unconnected. No
rilway equipment or railway building industry prew in India; il had to depend entirely on
Briluin [or improving and expanding the milway network. On the other hand, the age-old
water communicalion nerwork was destroyed through neglect and 1l maintenance. The
connection between various markets was disrupted and pauperisation of the common
peeple increased. Waterways also became stagnated and silted from ill manntenanee,

increasing the incidences of waterbome diseases.

‘The Mauryas, Gaplas, and Mughal rulers, etc, had ai least lefr the Indian society in a
stable state for centuries, which allowed incremental devclopment of the forces of
production. But the colonial government did not take any initiative to promote the prowth
of capilalism in any sector of (he society and introduction of railroads did not play any
calalytic role in this repard. Even when there was a unified administrative superstructure,
improved and modem govemment comparcd to previous regimes, cach death and famine
oceurred with greater intensity than before. Belween 1860 and 1943, there were 34
mavors in colonial India and the region of Bangladesh was the worst affecied onc during

the period.
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‘I'he early Furvpean irading and mission setilements werc mainly established within the
historic core throughout the 1%th and 19th centuries. By 1850, the greater part of the land
defined as Old Dhaka, between the formal railway aligunent and the Buriganga River bad
been developed through setilements and most ronds were constructed within these areas.
The major land uses were oflice blocks, institulions, health and reereational cenires,
housing units, commercial and industrial areas, and other esrablishments, All structures
were built up along the major city roads. At this period. there was no planning control
over land use. The Bengal Municipal Act 1932 was prepared and it provided powers {0
the municipal authority lo repulate conservancy, drainage. sewage disposal, sanitary and
public health activities. The control generally meant the imposition ol conditions on both
constructions of the private and public buildings. Under the act, the local body exercised
power lo conirol development activities (Hafiz, 1998). Thc same pruclice continued
before and afier the partition of Bengal. These changes were in contrast to the theory of
'Good City Form'. On the other hand, the Buriganga River in south and low-lying areas in
east and west sides of the cily were the natural bamers for the city, therefore,
development was concentrated within the built-up areas. Iowever, the municipal services
were provided in the core areas. The municipal authority did not extend serviced area for

planned growth or 'Good City Form’ ol the city and land uses.

Modemn infragtmcture, which was expected to revolutionize India, in reality, had the
opposite effect at least in the case of Bangladesh (previousty known as Fasi Benpal),
British colonial policy lefi the once affluent rcgion in a poverty-stncken sute and
dependent on forcign capital for its existence. The colonial adminjsiration did not develop
India in the fashion evideni in their homeland. Their pelicy was to reap maximum
surpluses by any measure. There was ne concern lor alfects of such a policy: British
colonial policy was bevond simple humamitanianism and devoid of the simple Christian

faith (Hafiz, 1998).

Post-Colonial Era: This situation was expected to change with the end of British colonial
rule in India in the subsequent Pakistan period due to the crealion of a country where
majority of the pepulalion were Muslims. However, the issue of incquality and West
Pakistani dominanec and oppression led 1o the liberation of Bangladesh. Bangladesh is

also a sociery of acute inequalities. On the one hand, there is abject poverty pervading the
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society and there is inequality in the distibution of income and wealth both in the urban

and riral areas.

Pre-colonial society was relatively static, social mobility was extremely low. Family and
its traditional occupation determined the respective position of a person in the society.
The socicty was uncompetitive and a client-patron relationship existed berween the people
and rulers. In the pre-colonial sociely, the process of urbanization was slow and measured.
Rural traditions strongly dominated the socio-cnltural sphere. Hence, the lifc-style and
housing pattern of the rural and urban people were almost similar. Though well-developed
urban cenlres exigted for centuries in India, they werc mainly the habitahon and
administrative centres of the small core of ruling class and the overall economy was
maintained primarily by agriculture. The physical size and form of the population of the
city was povemed by a technology based on animate rather than inanimate energy. The

size of the urban population was actually dependent on serving the ruling class.

Indian socicty as & whole underwent a major structural change during the colonial rule
and its effects were more evident in the urban ccntres than in the rural arcas. Primary
reason was that the centralized policy of colonial mle required all institutions to be
posilioned in city land where colonial rules acied as a catalyst to change property rights

and monazite the local economy and inevitably the growth of the urban population (3).

The home and work place, which was synonymous in the pre-colonial cra. underwent
drastic change, and cities were eventually compartinentalized into different land uses
(residential, commercial, reercational and industrial ele.) Single nse areas replaced the

hive forh-traditional mixed land uses.

In 1917 the formal plan for Dhaka was prepared by British Town Planner Patnck Geddes
and proponent of what has become known as the (rarden City concept —concept most
evident in the romantic street patiermns and uatil 1947, Dhaka city functioned primarily as

a digmict headquarters, trade centre and university town.

Afier the pariition in 1947, Dhaka pguined the status of provincial capital and the city
began 1o expand as city areas, It was a simple fact that population of the city increased

enomously because the rale of migration from rural areas accelerated. Moreover, the
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mass of refugees spilled over (his time in ¢ity areas due to migration. The cconomic

activilies were also expanding at the same lime {Hafiz, 1998). The physical expansion of
city areas continued in an unplanned way, and corresponding increase in the utility

services were followed by such developments.

Ahmad Hasan Dani expressed the scenario of the city prowth in 1950s in his book
‘Dacca: A Record of its Chunging Fortunes’. He expressed: "The clevated spot of the city
enlivened with the raditional greencry of Bengal contrasts markedly with the low-lying
plain siretching for miles and miles arcund. lts old companion the Buriganga River not
only bears the city on its norihern bank but also afford facilities for trade and commereial
city and reflects in its water the hisiorie past: the domes and mrinarcts, the kairas and
mosques, towers and foriitication all casting their deep shadows on the tranquil current of
the rver. The old town, with its medieval appcarance. winding streets and age-old
markets, still guards the secret of its origin, but a later day channelling through its quarters
is evident from the existencc of the old town. But the most revolutionary change that is
now going on is the building of New Dhaka, which not only lastes of modemity but also
forccasts a complete change in the life of the city. Dhaka is in the grip of rebirth from the

old inle a new world,””

In fact, both the public and private scctors development initiatives were taking without
planning becausc at that time {here was no formal Master Plan for the city. The urban
centre had become lurther agpravated with multi dimensional problems like shortage and
sub-standard housing, deteriorating public serviccs, overcrowding, congestion, pollution,
unemployment, crime ete. Tt was thercfore badly felt that tbe city nceds a comprehensive

master plen for the ¢ily areas.

The growth of the Icit:f daies from its cxpansion outwards from the Old Dhaka areas, Until
the end of the 19th century the city remained restricied within the old town area, defined
at its northern edge by the lormer railway alignment. Afier India-Pakistan parilion, the
city got the status of provisional capital of East Pakistan and construction of government
offices and housing incrcased markedly wilh the city spreading oul to a ncw band of
development area comprising Azimpur, New Market. New Eskaton, Purana Paltan,

Kamlapur and Dhanmondi date from 1953 and the 1960s.
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Meanwhile, the government framed "The Fast Bengal Construction Act 1952". The sprite
of the act was to prevent haphazard construction of buildings and structures in city master
plan areas, but the city had no master plan. Now the guestion mised was (o what extend
the city areas would be covered by this act. By this tme, a scparate act became a
necessily for improvement of cities, therefore the government framed “The Town
Improvement Act, 1953 and it was the first statutory power (o establish development
authorities and prepare master plan for the city. Accordingly, the Dhaka Improvemenl
Trust {DIT) was founded in 1957 and Dhaka City Master Plan was prepared in 1959 by
the DIT (presently RAJUK). The main purpose of ihe master plan was lo ensure planned
growth of Dhaka, Narayanganj and certain areas in their vicinity to opening up congested
arcas, laying out or allering strects, providing open spaces for ventilation or recreation
purposes, dewnolishing or constructing buildings. The Master Plan was prepared on two
assumptions both ol which have since proved to be incorrcet. Firstly, population growth
was projected al ene percent per annum, & figure less than even the rate of natural increase
of the cxisting population. Actual growth between 1961 and 1974 has been approximately
six percent per annum. Secondly, it was nssumed that the city would continue 10 grow
pulwards at existing urban densities. In praclice it is apparent that the major trend since
1059 has been the extreme inlensification of densiiies in some areas with a recent rapid
growth on the castern and weslern fringes at comparatively low densitics. In the master
plan, the peripheral low-lying areas werc carmarked bs [lood zone. The plan also
indicated that if these land need (o he developed. the zonal plan or detailed area plan of
such lands must be preparcd. But a few numbers vonal plans were prepared. “Senpara
Parbata Zonal Plan’ is one of then1. Rest of the areas were developed sponianeously, now

it is very difficult to bring under the planning norms.

‘This Master Plan was basically a development conirol document. The Town Improvement
Act, 1953 provided regulatory powers to the DIT over a designated area. In practice,
development control, based on ihe control of buildings on individual plots, can only be
ellective in specific development areas, which are planned and leased by the DIT.
Development in Lhe cther paris of the city remains largely uncontrolled, and the lack of
updating the plan leaves the smatutory service agencies in the city without a basis for
coordinated action. This plan was not followed by the traditional theerics {like concentne,
sector and multiple nuclel). But the urban activiltes and economic forces played a vital

rolc to over-ride 2ll theoretical concepts. Now about 12 million people are living in Dhaka
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and they wre involved in different formal and informal economic activities. National level
policics, sirategies and polilical programmes support such economic aclivities. Micro
economie activities are the main dominating factors that changes land use, which are
mostly contrasted with the concept of sustainable development (refl. Chapter 2, seclion
2.11). It has been proven internationally that contrast is prevailed everywhere in between

eronomic activitics and environment.

In the late 15705, Dhaka’s form approached thai of a conurbation in the sense that its
cutward growth had staried to link up with cutlying towns, particularly Narayanganj and
Tongi. The comridor between Dhaka and Narayanganj is now being built up, mainly for
industrial uses. With the development of Kurmitola area, the undeveloped arca between

Narayanganj and Tongi is the site of the Uttara Model Town.

After independence of Bangladesh in 1971, no fonnal plan was prepared for greater
Dhaka but some planning, drainage and transport studies such as the DMAIUDP Study
(1981), DITS (1994). FAP 8A, 8B (1992) Land Study (1993) and Eastern Bypass Study
(1997-98) etc. were done and a lot of recormmendations were put forward but these were
nct implemenied due to scveral reasons such as weaknesses of institutions, lack of

finance and legal suppor etc.

Even the recommendations of the above studies have becn rarely considered during the
period of development programmes. It continued to use the Dacca Mastcr Plan, 1959
rcsulting in various problems such as indiscriminate lund filling in peripheral areas for
setllements, densilying the cxisting wban areas, overloading existing physical and

social services and causing rapid change in land uses.

Most profitable busincsses in Dhaka are land speculation. land hoarding, land
development and housing projects in the EFAs which may give quick return from such
invesiments. Although, the previous master plan rccommended making the zenal plan
of the flood zone indicated in the plan if developmenis are rcquired. But tlms
recommendalion never came into light. Rather it helped the haphazard development in

the fringe and surrounding areas {4).
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The DMDP 1995-2015 has been prepared comprising 1528 sqkm areas with the technical
and financial supporl o IUNDP, UNCHS and local consultants. development proposals
were made in the plan, particularly that related to road infrastructure, commuter train
network and waterways, camal network, multi-modal transport ferminals, wetland
devclopment and keeping 12 percent relention areas frec as water reservoir for the easiern
pari of Dhaka. It was also recommended thal no more indiscriminate land filling activities
should be allowed, moreover, the cxisting private housing companies should be reviewed
in the light of the comprehensive plan. The proposals in the DMDP are theorctical for
sustainable developmeni, and conceptually acceptable with relation to the concept of
sustainable urban development. PLDCs continue their landfill activities in such arcas to
implement Lhe projects ignoring physical constraints, drainage, flood control that are basic

clements of sustainable development concept (ref 2.11).

However, agencics like the RAJUK, DWASA and DoE try to protect the areas by
enlorcing the Namral Water Body, Open Space, Park/Playground Protection Law, 2000
[or elaborate discussion in Chapler 4, section 4.7,

3.3 Urban Development Programmes for Dhaka:

The development programmes of Dhaka werc put forward in the DMDP (1995-2013) for
short, medium and long term developments. The main programmmes focus on
infrastructure development like the Eastern Bypass, road construction, commuter rail
network and walerways and construction of transporl terminal. At the same bme,
enhancing the housing sector in the city is also deemed important. The plan also
emphasizes the respensibility of agencies that will implement such projeets. The major

projeets/proprammes are summarized below (5).

3321 Development programmes {infrasirocture):

Within the city development programmes {IPMDP) in connection to infrastractures are
summarised in the following tables (ref. Map 3.1: Intcprated Transport Nebwork).
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Table 3.1: DMDP Proposals for Major Read Programmes of the Study Area

North-South Conpections

Integraied Name of Roads Length | Width | Implemen

Transport ting

Nerwork Map (Km) | (metre) Agencies

Ref.

M4 Second Primary Road- from Chittagong | 7.6 3048 RATJUK
Raad to Nasirabad via Bomail and
Naraibagh

M4A Sccond Primary Road- furm Masirabad to | 4.0 3048 RAJUK
Panchakhola

MéA First Primary Road- from Chitagong | 7.0 30.48 RAJUK
Koad o Trimehini wvia Matuail and
Mandipara

MR First Primary Road- from Trimehini to | 7.8 048 RAJUK
Namapara via Satarkul

Mé6C First Primary Road- form Namapara o | 3.0 30.48 RAJUK
Muinnar Tek via Dobadia

Enst-West Connection

M3 From Pragati Sharani near Ramputa ] 5.8 3048 RAJUK
Bridge to Eastern Bypass near Baburjayga

M35 From Madani Awvenue intersection and | 5.7 3048 RHD
Progat] Serani to Baraberaid Merul ’

M7 From Airport Road near Khilket to First { 6.5 3048 RAIUK
Balu Aridge near Tek Noadda

M1 From Western Embankment ncar Ashtia | 1.5 3048 RAIUK
io Easicrn Bypass near Nayakhol via
Abdullahpur and Muinnar Tek

R7 Uttara to Purbachal (Commuter Raifway} RAJUK

Source: DMDP 1995-2015.
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3.3.1.1 The Embapnkment-cum-Road: The government has given priority Lo the construct
cmbankment-cum -road along the Balu River in the castern periphery  of Dhaka with
adequate pumping capacity. It alse will be considered as road and conncct to national
major highway. After construction, both the inter-district and intra-district rraffic can easily
pass through the capital city without enlering the city. ‘The detail discussion has provided in
Chapter 8, Section 8.2.3.

3.3.1.2 Water Transpor Development: For an easy, cheap and comforiable transpori
navigability; a circular walerway for Dhaka city has been proposed in the DMDP.
Recently, watcr transporiations have slaried from Ashsulia to Saderghat via Gabrali.
Meanwhile, the BIWTA has eslablished waterway terminals at Ashulia, Gabiali, Basila
and Sadarghat. With the successful operation of the watcrway, rraffic jam in Old City will

gradually be reduced. This will also reduce the pollution level in the city areas.

3.3.1.3 Multi-Medal Transport Terminal: To mect the future need of iranspor in
Dhaka, Multi Modal Transport Terminals are proposed in different places like al Rampura
Dridge {along Progati Sarani), Sadarghal, Gabtali and Tongi, The carmarked terminals in
the Initegrated Transpor Plan 1995-2015 will link different pars of the city through

different modes of transporls commuter trains, subways, waterways and road transports.

3.3.1.4 Commuter Railway Network: The commuter train has becn proposed from
Uttara to Purbachal New Town through northern side of castern part {see Map 3.1). This
proposed network is to be expanded towards Savar in the west and Kaliganj mn the
northeast. It will serve as the fast-moving mode of transport for the people of the
peripheral areas, thus reducing the pressure on housing and other services in the city
arcas. Once the commuter railway is established, it will also reduce people’s anraction
to live within the city areas. The dispersal policy of the DMD7P plan can be implemented
through the proposed transport facilitics mentioned above.,
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3.3.1.5 Futurc development Projects:

To cstablish the efficient transporl network in ¢ity and it’s surrounding the following
road, flvover, tunnels and bridge projecls are proposed by the different devclopment
apencics. These proiects will be implemented phase-wise. The summary of the project is
shows in Table 3.2,

Table3.2: Proposed Roads, Flyover, Tunnels and Bridge in Dhaka.

sl Description Length | Tvpe & Implementing

No. {(km) Speeilication | Agencies

L. Bangla College to Kaltul . 360 2-lane dual RAJUTE
Intersecting Rokeya Sharani

2. Zia ¢colony to Mirpur Camtonment - | 6,30 2-lane dual DCC/CB
Pallabi

3 Bijoy Sarano lo Tongi Diversion (.80 2-land dual RAJUE
Road (from Rangs Y In.)

4 Sonargaon (Panthapath) to Rampura | 3.60 2-lane dual DCC
Bridge{Hatirjheel)

5. Tunnel Connecting Shahid Jahangir | 0.9 3-lave duoal
Gate {Cantonment} & Rokeva Saroni

& Bashaboo Jame Mosque to 6.30 2-lane doal RAIUK
Trimohini Ghdaraghat via Shekker
Jaiga Bridgc

1. Malibagh Chowrasta Gutbagh — .67 2-lane dual RAJUK
Janapath (Bishaw road)

3. Constrnction of Buriganga 3" {+.70 3-lane dual RHD
bridge near Basila

o Bashabo Kadamiola Road up w 3.65 2-lane dual RAJUK
Manikdi

10. Construction of Jatrabari-Gulistan 700 2-lane dual DCC
Flyover

Source: RAJUK, DCC, RHD Offices
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3.3.2 Housing programmes:

3.3.2.1 Public Sector:

The government, through its vardous apencics, (BNHA, FWD, RAJUK) and other
development authorities are involved in development of land and/or production of
dwelling units directly through: Government employee housing; low and lower-middle
ingome housing project programmes, including slum upgrading and sites-and serviced:
and housing projects for the middle upper income groups, mostly by development
authorities. Despile the multiplicity of apencies and programme, in real terms, public
sector contribution in the provision around 6000 plots and dwelling units annually,
representing only a litlle over one percent of the total requiremeni, excluding stum
upgrading. Governmenlal housing programmes have generally come to be recognived as
unsustainable due to their prescriptive layouts and standards, high costs, limiled outreach

and excessive delays (6).
3.3.2.1.1 Bangladesh National Housing Authority (BNHA}:

Under ihe Miniscy of Housing and Public Works (MHDPW), Bangladesh National
Housing Authority {(BNHA) provides housing in Dhaka and other part of the country. The
BNIIA has allolted serviced plots, core houses, semi-pucca houses and flats. The main
target proups for providing housing arc: squatters and foolloose, refugees, resctilement
people and also general masses from low to middle income groups. The serviced plots to
city dwellers which although subsidized can be alforded only by these income groups.
The main cswates of this authority are located at Mohammadpur and Mirpur areas in
Dhaka.

3.3.2.1.2 Housing Programmes of RAJUK:

To {ullil the national objectives in the development process, the RAJUK has under taken
some model towns snd housing estates W supply scrviced plots, apartment blocks for all
income groups. In these esiates, all sorts of infrastructure and services facilities arc
provided. Under this programme, housing units will be enhanced which may partially fulfil
the housing problems. On the other hand, the peripheral areas of city will be developed as
planmed way. I[n (his process, proper rehabiliation is the most critical issue, RAJUK
always (ry to rehahilitate original affecled people providing serviced plot with reduced
price. Moreover, the affected people get (he opportunitics to pay instulments at low

interest.
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a) Purhachal {Yousulgan) Residential Model Town) Project, 1993: The project is located
an the castern side of the Balu River under Narayanganj and Rupganj disincis about five
kilometres from the CBD. It will provide about 28 thousand serviced-plols, aparlment
blocks of dilferent sizes for diffcrent income groups. The project compriscs an area of
2,470 hectare that accommodates 3 million populations. Moreover, the provision for
commercial, industrinl, adminisirative and recreational blocks have been kepl in the layout
plan. The projects will be implemented by next ten years. The main objectives of the
projeet are to decentralized population and activitics from city nreas, On the other hand, the
housing needs will partially fulfil which has a positive impact in city.

b) Nikunja (Residential Housing kbstate, 1993): This project will provide about 300
serviced plots of different sizes comprising an area of 27.52-heclure land. The location of
project is at Joarshahara near Kurmitola Airpor and height is limited by the embargo of
Bangladesh Civil Aviation Authorty, This project is designed as neighbourhood concept
where more or less than 5,000 populations can be accommodated. The main objective of
the project is 1o decentralized population and activities in peripheral arca. It has a positive
impact in city housing needs. By next 3 years the project will be completed.

¢} Jhilmi! Residential Project, 1999: It will provide 500 scrviced plots of different sizes
comprising 154.38-hectare land. In layout plan there are provisions for apariment blocks
where middle and lower-middle income group can get access. !his project is designed as
neighbourhood concept where more or less than 10,000 people can be accommeodated. The
location of Lhe project is in the southern part ol the city under Keraniganj Police Siation.
The main objective is to increase housing stock in the city and accommuoddate people. The

project will be completed by next 5 years.

d) Uttata Third Phase, 2000: This project is the extension of Uttara Model Town towards
west. Tt is inside of (he western embankment. Under ibis project, abeut 7,500 serviced plols
and housing blocks have been proposed. The project comprises an area of 850.5 heclare
land that accommodates 1,50,000 population. The provision for commerwal,
admimgirative and recreational areas is kepl in the layout plan. The projects will be
implemented by next five to six years. The objective of the project is to develop peripheral
arcas and enhenced more serviced plot. It has cerainly a positive impact in housing sector.
Now the development works are being continued and hopefully by next 5 the project will
be completed.
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3.3.2.1.3 Government Housing {for Emplﬂ}?ee&):

The povernment has attermpted to provide housing for selected civil servants. In recent
years, construction programmes have been reduced and the percenlage of employees who
receives accommodation has reduced. To date, approximately 30 thousand dwellings have
been provided for a total public service staff of nearly one million (7). The MIIPW
supplies approximately 50 percent of this housing snd the size of the units is 9.30, 46.30,
54.42,116.25 and 139.50 sqm.

3.4  Private Initiative to Provide Housing to the City Dwellers:

The rate ol urbaniration is high and further aggravated by high population growth mte and
fast migration to urban areas. The present trend of urban growth of the country is about
five to six percent per annum. This will change and increase Banpladesh’s demand for
habitats. At present 28 percent of Bangladesh’s population live in urban areas, which wiil
be 34 percent in 2025.

The present estimated population of Dhaka is 11.50 million and estimaied growih rate is
4.7 percent per annum. All these population nced shelter. To suit the housing need of this
explosive population, Dhaka has attcmpted to expand vertically. The real cstatc
companies have taken this opportunity to provide housing plots and umits to the clients.
They are playing a very important role in providing housing regardless of high, middle
and low-incomc people since the past two decade. Since 1980s, the PLDCs have
successfully undertaken both high rise buildings and land development projects and their
business flourished in the 1990s, Meanwhile the real estale companies together formed an
association called, Real Estale Ilousing Company of Bangladesh {(RIEHAD) It is a
business ferum of PI.DCs and real estate developers. The association advocates their
aciivities to the government and public. Meanwhile, it has proven that they conuributing a

significant role in housing sector.

3.5 © An Overview of Housing in Dhaka:

At present, the housing condition of urban area in Bangladesh, in general, is quite
unimpressive. In all metropolilan cities, there is an acute shortage of housing supply and
the backlog is continuously on the increase of inadequate supply of dwelling units for

middlc and low income pgroup people and high rental value are among (he most scverc
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challenges afflicting urban living in Dhaka. Al present in our country annually required
shelier varies from 300 to 55 thousand units. Housing shorage in the country in 1991 was
estimated to be 3.1 million units (TFYP 1997-2002). Bangladesh will need to construct
approximalely lour million new houses annually (o meet the furure demand of the next 20
vears. At present, Dhaka needs 60 thousand new houses annually to accommodate its
growing population. However, the existing annual supply is only 20 thousand units. So

there is a huge backlog and it is increasing every year.

House rent is a very explicit indicator in (he demand and supply of housing market
mechanism, as rent is supposed to increase with the shorifall in supply. Present housing
market is not perfecily responsive to the demand. The table no. 3.4 indicates pereeive the
housing situation. The shortage in supply of housing is, as observed extremely acute for
the low-income group indicated by average rent being more than that for the middle-
income group. The rypes of houses are kutcha', semi-puced” and pueca; and size and rent

of houses of different income groups in Dhaka are presented below,

Table-3.4: Size and Rent of Houses of Different Income Group in Dhaka.

Category Low Income Grovp Middle [ncome Group | High
Income
(iroup
Kutcha Semi Pucea Semi Pucca Pucca
{sq.m) pucca {=gq.m} pucea {s0.m) (sq.m}
(sqm) (sq.m)
Size of | Max | 2091 37.18 13.59 G0.41 111,52 35314
Lwelling Min. | 3.35 5.95 7.44 41.82 20.45 134.76
(sg.netre) | Ave, | 9.33 19.36 16.08 51.34 61.45 222.02
Rent Tk | Max | 1685 224 201 74 192 222
pet Min. 23 48 62 37 27 72
s5q.metre Avp. 64 109 110 57 7 132

Source: Survey Report 2003, Sheltech.

36  The Need for Good Housing:

The need for housing units has increased with population growih in eiry arcas. It is
recopnized that Dhaka is one of the growing cily in terms of population and its physical

expansion. The population of Dhaka stands about million 12 and it is anticipated thal

' Eutchg- Any construction of a temporary and impermanent natare using natural and locally available
mzterials

% Semi-prcca- Any construction of a semi-permanent and/or impermanent narure using local traditional
building materials
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the population will be doubled in 25 years (DMDP projeciion). According to a joint
survey of the World Bank and BCAS (Bonpladesh Centre for Advance Studies) 1995,
the annual average honsing demand stands at 0.5 million units while more than 6.2
mtllion backlog housing unils exists. The gap between supply and demand of housing
umits was found and it 15 geiting bigger gradually. The supply of honsing units from
government agencies and private sector is still lapging behind from demand. This is

why the PLDCs are very much encouraged in the housing sector.
3.7  The National Housing Policy 1993 {Amended 1999):

The key stratepies of the policy are:

i The role of government in honsing will primarily be to increase access to
land, infrastnicture. services and credit facilities for all especially to the low
and middle income group;

ii. The private sector wonld be encouraged throngh policies and supply of more
housing units in the market for all income groups and the public sector

would take facilitator™s role;

iii. Improvement of the existing housing stock,..both m public and private

SeCtors;

iv. Emphasis will be laid on affordability, personal savings, self-help and cost

effectiveness etc,

Recently, the BNHA has taken the indtiative to revise the existing housing pohicy and has
prepared a drall policy. The proposed policy recommends apartment housing rather than
ereation of plots, TL could be more effeciive for saving lands in boih urban and rural areas.
Howcver, the approach has derived from shorage of land and envirommental point of

view.,
38  The Emerpence of PLDCs:

The eastemn fringe is fast becoming « zone ol infense land use conversion where various
actors arc playing their respective roles. Land conversion is concentrated in peripheral
sub-urban areas. The city, the recognized urban areas, has been already developed and the

scope for further development has become limiled, The growth spnris in the fringe areas .
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may be the basis for housing demand. The PLDCs, housing cooperatives, land speculators
and individuals are ihemselves mvolved in purchasing land, preparing layout plans,
showing plots, providing road mlrastructure and selling finished plots. The PLDCs have
moved in housing sector with business molive singe the 1980s. The land market in the
fringe area is operating well with litlle signs ol speculative changes and rapid tumnover
parcels. The PLDCs have launched projects in the peripheral low-lying areas and have
developed plots of different sizes. The following laciors may hkely be responsible for

emerging real estatc business.

Demand for housing units has enhanced with pepulation boom. It is recognized that
Dhaka is onc of the world’s fastest growing cities in terms of its population and physical
expansion. Accerding to housing records, a large backlog of housing umits was found.
Responses from the public scetor are quite inadequate in terms of housing demand; as a

result, the private sector has come up who are playing a sigmficant role in this seclor,

Apparently, urban developinent pressure shfied 10 more distant loeations where land
purchase and access arc easier. Nearly 70 percent of all land conversion occurring
between 1980 and 2000 took placc beyond the city centre. Land pnce declines with
distance from city central arcas. On the fringe of metropolitan areas, the lower ratio
reflects the fact that market makes little distinction between serviced and without serviced
plots, an indication of speculative nature of the sub-urban land market. The availability of

mirastructure adds eonsiderably to the value of typical housing plots.

The eastern frinpe is defined as the zone between eastern side of Progati Saram and the
Balu River. The area is situated at the noriheast side of ceniral areas, which is about six
kilomeires from the city centre. Progati Sarani surrounds fbe area on the west, the Balu
River on the east, Dhaka-Chittagong Highway on the sowlh, and Khilkhate on the north.
The aren is well connected by roads, rivers and canals. The area is cnormously potential
for the PLLDCs from commercial point of view. The area is highly influenced by ils
surroundings. Banshee project. for example, is a close proximity w central area leads to
increase of density and land value.

Indicating canals and ponds and depressed areas on the cadastral map” are considered as

government khan s land. In the castern fringe a huge chunk of land is government khals

¥ Cadasira! Survey (C.S) Map was prepared in 1906, Cadustral Survey carried some improvement from
the Khasra Survey, which geoerally preceded revenue survey, The scale of this map is 16™= 1 mile (1
3960},

»d
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and Courl of Wards lands, which are not properly leoked after by the aulhonities
concerned. Lven they did not maintain the up-to-date records of land in the area. For
this. the PLDCs have chanced to illegally encroach such lands in the area. The
government has launched an e(fon o recover illegally eneroached or occupied lands. In

connection to this Mol is supporied by parliamentary.

Meanwhile, encroachers and individuals have already occupted canals, ponds, wetlands
and fallow lands in diffcrent arcas. In some arens Mol and Depuly Commissioner’s
office, Dhaka has leased out government thas lands for short, medium long lerm

periods for certaim purposes.

Notes and References
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reading Ahmed Sharif TUddin {1986): Dhaka- A Stwdy in LUvban History and Development
1840-1921, pp. 28-35, Academic Press and {"ublishers Ltd, Dhaka.

2. Ruaiyais mean tenants and they are for 10 years tenure. The revenue system was proved that
the beneficial to the ranuats and Just 10 (he state, sec Husscin, T. {1995): Land Rights in
Bomgladesh. Problems of Munagement, University Press Limited, Dhaka.

3 A K Nazmul Karim (1996): Changing Society in India, Pakistan and Bangladesh, Published
Mawrmsze Kilabistan, Banglabazar, Dhaka,

4, Dacca improvement Trust (DIT} {1959), "Dacca City Mastcr Plan”, prepared under the
Technical Co-pperation $cheme of the Colombo Plan, (engaped Minoptio and Spenecly and

P. W. Maclarlane, under Architects and Town Planning Consultants), Dacca.
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chapter 5, pp. 71-97.
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South Asia Region,” May 15, 1999, pp 32-38.
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CHAPTER 4: EMERGENCE OF PRIVATE LAND
DEVELOPMENT COMPANIES (PLDCs) IN
DHAKA

4.1 Introduction:

Ilousing cooperatives and socielies began 1o emerge, as the public scctor was
increasingly incapable of providing suflicient housing or land for housing for the
growing population of Dhaka. Although there were quile a number of small housing
socielies land development companies and cooperatives previously, bul at present some
are become large such as the Easlern [Tousing Limited. wlhich emerged n the 1960s
with the idea of multi-storied housing. Initially such a novel idea was not acceptable (o
the peaple who were morc inclined towards individual/detached houses with some space
around 11. People were much interestcd in buying flats or apartment units only until the
19905, People yeamed to have houses with their own front parden and backyard. As the
scarcity of flood-free consuuctional Jand became apparent people has morc recently
opted for apariment living inside the city, Apartmeni development has also provided a

hassle-fres and relatively sasy way to quality house-ownership.

There were also eflorts to develop land for housing m the fringe areas of the city. The
construction of the embankmeni around the western perimeter of Dhaka enhanced land
development in the western par of Dhaka. Due to scarcity of land and construction of
the Eastern Bypass-cum-Embankment in the pipeline the PLDCs have thronged o the
EFAs to make prolit. Experts apprehension ol the public agencies™ lethargy or
reluclance to adopt strict measure to regulate development in the wesiern parl of Dhaka
within the immediate periods of construction of the weslern embankment led 1o the
disappcaranccs of the much necded open spaces and water hodics in that arca. A similar
fate is predicted for the EFAs where substantial land development has been taking

place, causing much damage to the local natural environment.

This Chapter discusses about emergence of the PLDCs in Dhaka’s housing sector, why
people look towards the PLDCs for housing or land for housing and why the public

apencics arc increasingly unable to control their activities.
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4.2 The Emergence of the PLDCs i.11 the EF As:

Increasing demand for housing has lead to the growth spurts in EFAs by the PLDCs,
housing cooperatives, land speculalors and individuals. All these actors are involved in
purchasing land, filling up land where required, installing services either 1o build houscs
or subdivide and sell plots. There were few land development schemes in the EFAs
during the 1950s or the 1960s (1% Individual landewners used o develop their own land
[or their homestead and other purposes. Since the 1980s, the PLICs have moved on

wilh the intention of developing land for housing in the EFAs.

Public agencies are failing to meet the total demand for housing units. They also supply
serviced-plots in planned areas (o a miled extent. The povernment can meet only three
percent of the total demand for housing. Thus, il has been encouraging the private seclor
10 take initiatives to provide housing o the public. The privale sector, basically, mects
the housing demand through initiatives undertaken by individuals, households, groups,
companies etc. The private sector {formal) has been building apartmenis in the city
where land i3 extremely scarce, and previously they devoted themselves to small-scale
site development for rcsidential development. Apartments are quite popular among
prospective buyers because of building designs, organization of interior spaces,

agsthetics, service provisions, ete.

Recently the PLDCs are active in the EFAs with their business. Increasing demand for
housing or land for housing has encouraged the PLDCs to develop land in the LFAs.
The EFAs are close to the city; land prices are also relatively cheaper than elsewhers in
ihe city and large chunks of land arc available for buying. Therefore, the PLDCs have
bought land. and are providing services, subdividing them and sellimg them with profit,
Most people are intercsted to buy land from the PLDCs because they are localed in
planned sitcs. There are also no alternative sources for investung money. Land price is
always on Lhe rise, so people can readily sell ofl their land if there is an urgent nced for
cash. PLDCs are very inlerested in launching their projects in the fringe areas. The

{ollowing factors are mostly governing their interests, which are analyzed below:
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4.1.1 Increasing housing demand:

The demand for housing increased with the growing cily population. Meanwhile, the
public housing supply is very inconsistent with the demand. Housing requirements in
Dhaka is large. It is cstimated in 1996 (UPRP-ADD) that the annual requirements in
Dhaka is 218,000 units including the dissolution of backlog until 2000 and replacement,
wherein the requiremcnts of urban poor is 1. 40,000 units, which share almost (wo-
thirds ol the tolal requirements.

Public seciors contnibution to improve the housing situation in Dhaka is minimal and
not targeled o the group which badly needs government supporl. Despile the huge
requirement, formal land and housing markets have not been well established that the
privale sector can hardly exercise thew capabilities adequatcly. Consequently, the
largest supplier of land and housing s the inf{:-rrmal private sector comprising of small-

scale builders and developers, owner-builders.
4,2.2 Operation of the land market:

The land markel 1n the fonpe arcas is quite complex. Different actors like the PLDCs.
cooperative, housmg societies; land speculators, land brokers and individuals are
pariicipating in the operating land market. Land prices in the fringe arcas soarcd as the

PLDCs siaried their operalions and land conversion started taking placing.

Land prices in eastern fringe are low in comparison with the esiablished urban areas.
Urban development is taking place in the EFAs, where land purchase and access (o land
are easier. The price vanes depending on land iype, soit quality and distance from
ceniral areas ele. However, the land pnce is also highly influenced by surrounding land
use. In the land market prices of serviced-plot reach four to five times higher than
lowland and land without services. The infrastructure and services adds the valuc of
typical housing plots. The average land price of the EFAs was Tk 9,73,000 per hectare
mn the 1980s. In the 1990z land pricc increased from Tk 27,20,000 ~ 2843000 per
hectare: even this value was comparatively low in comparison with surrounding urban
areas (ref. Table 5.10). Therefore. the PLDCs are hiphly encouraged to speculate land
and implement housing project in the areas. Land speculative business is the most

common practices of the PLDC's and individuals so that land prices escalale. Besides,
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the investments of expatriale Bangladeshi remittance lead to incrcasc of land value.
‘They invest their remittance in fringe area as 11 has lumed out to be the foolproof source
of income for invesunent.

4.2.3 Availability of land in close proximity to city centre:

The study area in eastern fringe 15 localed in the 7one between Propati Sarani and the
13alu River. The area is towards the northeast side of CBT> and about six kilometres off
from Motijhcel arca. The areas are close proximity to Rampura, Badda, Gulshan and
Baridhara and Bashundhara. Progati Sarani, considered as a comidor, connects the area.
The internal road network is still poor and localized. On the other hand, (he area is also
linked to local khals, which make easy for carrying flling materials {sand) io 11l land.
Therelore, private developers are highly interested to undertake housing projects in this
fringe area. They are manly interested in making moncy rather than sustainable
development of the areas (ref. the concept of sustainuble development, Chapter 2).
However, the Natural Water Body, Open Space, Park/Playground Protection Act, 2000
applics to control illepal land filling activities. To some extenl, such law is helpful to

protect the fringe lands.
42,4 Government-owned lands:

The natural rivers, canals, chanmels and ponds/tanks are shown on the Cadastral Survey
(CS) map. These are government-owned khras lands. Furthermore. povernment mostly
owned a large quantum of lands within decp low-lying areas. Moreover, some {ands
belong to the Court of Wards' although it is not demarcated in ground, but a few ofticial
records are available in office of the Depuly Commissioner (DC). In casc of fhas land
the proper records are properly mainlained in the DC office, and there arc physical
demarcations. This weakness makcs arc opporiunity for unscrupulous PLDCs te
encroach such land without any leasc apreccment. Some companies make apreement
with the MoL or Deputy Commissioner to cxchange their land with government thas
land {Banasree Project and Begunbari Khal). It is alleged that some active canals are

being government kAas land and some are filled up or encroached by the PLDCs.

"The Court of Wards is the government authority and holds the responsibilities of Bhawal and
Nawab estates.
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4.3  Alliances between PLIDCs and State Development Agencies:

The MHPW is responsible for providing housing, beih in the urban and rural areas of
Bangladcsh. For Dhaka, the RAJUK and BNHA provide serviced-plots and flats. It is
mention carlicr that present housing stock is inadequate in terms of demand. as a result,
the gap between demand and supply is continuously increasing. The housing demand
was discussed in the Chapter 3. The PLDCs have come forward to develop housing
projecls in EFAs. More than 40 companics are involved in housing projects in the cily
peripheral low-lying areas {Appendix F). Government policies also encourage pnvale
sector {PLDCs) to participate in housing to enhance housing stocks. It should be
mentioned that ihe Fourth Five-Yeuar Plan (1991-95) indicated that the “mobilization of
resources for development would be shifled from the govemment 1o the private sceter”.
In the same vein, the Bangladesh National Housing Policy 1993 (revised in 1999)
indicated that the strategy of the government is to act as promoler and facilitator {or the
private seclor. The private sector takes the povernment facilities on the one hand; on the

other hand, some are followed the existing government rules and repulations.
431 PLDCs in eastern fringe:

With rapid prowth of Dhaka, acquisition of lands for housing in ihe ceniral and sub-
centre zone is nearly impossible for majority of people. The residential expansion into
ihe Mnge areas has become incvitable. Indced. the metropolitan fringe has become an

area of intense conversion to urban lands,

The PLDCs to implement housing projects in low lying areas with their own style
ignoning Lhe existing laws, restoctions and cven they arc not sincere and co-cperative
with povernment agencies. They are always locking for loopholes and delauli of
laws/acts as well as the weaknesses of authoriies. The PLDCs [lout laws and fill-up
low-lying areas by carrying sand/earth from other areas using country boats and enginc
boats. The regulatory bodies in ihis contexi are not always eager to cnforce law
effeclively. The PLDCs have filled up heclare of low-lying land on the city's eastem
fringe flouting government direcbves and laws. For example, several hundred hectare of
low lands have been filled up for housing pregects, such as Banasree and Aflabnagar of
Eastern Housing Limited {EIIL); Bashundhara ol Fasi West Property Development
Private Limited (EWPDI'L), Basumaih of Hecrajheel Propermy Limited (HPL). The
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massive land filling activitics in the peripheral areas including study area have now

become a deep concern to expers, professionals and environmentalist.

4.3.2 Housing projects in the EFAs:

There are also commitmenis for large-scale planned private development. Elsewhers,
unapproved, illegal development is poing on. A continualion of such peripheral growth
may be expected even without protection provided by embankments. However, as
public perceptions regarding flood protection become established, acceleration in land
development in the EFAs is expected. Such development, and its associaled landfill.
may affect the drainage pattern and jeopardize present {lood protection measures for the

city.

The internal channels with in the areas are connceted to the main khals and these are
cxtensively used as out-lets lo discharge liquid wastc from the industries located alony
the rivers, canals and other channels. The collceting points of polluled waler are the
Tejgaon Induostrial Area, Mohakhali Tuberculosis Hospital and surrounding areas of
Moghbazar, Paribagh and adjoining areas. Moreover, the existing channcls are graduaily
being [illed up by incremental disposal of solid wastes. As a resull, the effectiveness of
Begunbari Khal has Gerani Khal greatly reduced. Geram Khal connects from ‘Trimohoni
tir Dholai Khal via Madertak, Jatrabari areas. The khal within the urbamzed par flows
through the box-culver built for that purpose, as a resull, the whole city has been
deprived of the opportunilies of natural cooling and aesthetics c;lhanccd by the presence
of water bodies. The channel has been contained in the box-cniver and mainly used for
drainage purpose. It is noted that Dholai Khal comprises 640-hectare catchments areus
{Environmental Ilmprovement Project, DCC 1988) and it is also connecled to the
Buriganga River. In the part of Madertek, this khal is gradually fifled-up by the solid
wasles. At present, it has been reduced 1o storm water ont-let. The water transpert and
drainage network is under threal by indiseriminate land filling by PLDCs and other land
development actors. However, the following listed projects (Table 4.1) take place in the

easlern fringe areas and 1ocation of the projects has been shown in the Map 4.1,
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Table 4.1: Private Housing Projects in Eastern Fringe, Dhaka

120

51 | Companies Project Mouzas Ared Status  of | Ref
Ho. Tame (hectare) | Approval nos
| Eastern Housing Lud. | Banasri and | Ullen, Meradia, | 517.18 Approved |1
(EHL) Aftabnagar | Goran and 1987
Project TWandipara
2 LFastern Housing Ltd., | Bashabao Shahar Khilgoan, | 1.50 Approved | 2
{CHL) Housing Goran, Razarbagh 1989
Project and Sabujbagh
k! East West Properly | Basundhara { Joarshahara and | 123.43 Approved | 3
Development  (Pvt.) | Housing Bhatara 1987
Ltd. (EWPDL) Project
4 Banani Property | Banarupa Joarshahara, 95.61 Approved | 4
evelopment  (Pyvt) | Housing Barua and 1990
Lad. Project Dhakhin Khan
5 Nurnagar  leousing | Numagar Satarkul 723 Mot 5
Co. Ltd. Housing approved
Project
[ Hirajheel  property | Basumoti Kathaldia H7.09 Nol &
Diev. Limited Housing approved
Project
7 Jamuna Builders Ltd. | Jamoena Dummi and Barua | 21.23 Nat 7
' Hnusing approved
Froject
8 Amin  Mohammad | Green Manda and - Mot 9
[.and Development | Model Matpail, Approved
Company Lid. Town
o Hirajheel  Properly | Basumoti Satarkul and | 202.34 Not B
Dev. Lid. DBhatara Approved
10 | ICAR City Company | ICAB  City | Suterkul - Nat 1
(Pvi) Ltd Project Approved
11 | Concord Construction | Concord Joarshahara - Approved | 11
Company [.td. Lake Ciry Building
Plans
12 | Shusamay Shusamay | Uttar khan, - Mot 12
Bahumukhi Housing Gobindapur., Approved
Shamobaya Samity Project Nirni
13 | Showdesh  Property | Sun ¥Valley | Saterloal, - Not 13
Ltd Sutibhala and Approved
Nasunbad
14 | Concord Construction | BRACK hfatual 3352 Approved | 14
Company Ltd. Cangord
Housing
Froject
15 | Shamoby  Tlousing | Shamobya | Dumnni, Mastual - Mot 15
Lid. Housing and Kathaldia Approved
Projecl
15 | Showdesh  Property | Showdesh | Dumni,  Mastial - Not 16
Lud. Propery and Dhakhin khan Approved
Project
17 | Xenp Valley The  Pink | Dumni and Barua - Mot 17
City Approver

Source; Office Records of RAJUK, 2003
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Mnap 4.1 Locatlons of the Private L.ond Development Housing Projects

in Fastern Fringe, Dhaka
Source: Field Survey, 2003 ami RAJUK OfMiee Recomd,
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4.3.3 Policies for fringc arca ‘andl river protection:

The following policies have been formulated in DMDP (o protect the fringe areas and
surroundings rivers of Dhaka. The concemed agencics like BWDD, RAJUK, DWASA
and Dol are responsible to prolect such areas to the policics (2). The policies are

illustrated below:

a. River and Canal Pollution Control: "Environmental prolection measures will be taken
to prevent pollution of the Lakhya River and its tributary. the Balu River, in order to

ensure that it remains a viable, Jong-term source of potable water for Dhaka city.”

Policy Explanation: With the magnitude of anticipaied urban growth, mctrepolitan
Dhaka will increasingly look te its rivers to augment the supply of potable water from
arlesian sources. These rivers have the greatest potential for such purpose and strong
measures should be taken to provide this waler source the necessary environmental
protection. However, activities of the PLDCs help to make pollution in the eastern
fringe area as well as linking the Balu and Lakhya Rivers.

The intemal canals have a network with Jirani, Narali, Begunban and Badda, Satarkul
and Manda; and their conmecting points arc Trimohoni. Deraid and Satarkul. Engine-
doven country boats and other high-powered vessels operate on DBegunbari fhals (from
Rampura to Trimchoni). About two kilometres from Rampura Dridge, privale
developers have destroved and squeezed the original course and width of the kkals. The
internal channels with the areas are conmected with the main Ahals and Lhese are

cxpensively used as out-let to discharge liquid waste.

The Lakhya River flows in the northeasi part of Dhaka and covers Narayanganj areas.
The catchments areas of the rivers have been expanded and a good nuinber of jute and
textile industries have encroached the place. Several fAals within the areas, connected (o

Tiver, are carrying contaminated water.

The policy also extends W control all sors of indusirial and commercial development,
existing and future. within one kilomeire of the nvers Lakhya and Balu to be subject to
minimum standards of effluent conirgl, and sorface watcr run-off inlo rivers to be
constantly monitored and pollution from any sourcc to be identified and stopped
lorthwith.

b. Policy for Vlood Retention Ponds: "Conirol will be maintained over the areas
designated in Dhaka Metropolitan Areas lor tflood retention ponds to ensure that they

o
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remain capable of fulfilling their primary function of water storage at limes of

flooding."

Policy Explanalion: Flood retention ponds are a key and crilically important component.
The proposed retention ponds will be designed o reduce intensity of local flooding
within the protected arens. and reduce pumping requircments at times of maximum
surlace water run-off. Their location should be the subject of detailed peological survey
to ensure that the city's nawral drainage systein uncompromising and the effccts of

water logging are mimmized.

¢. Urban Fringe Development Acceleration: "The authority will initiate and
coordination a range of mecasures aimed at stimulating reorganization and re-sub-
division of the urban fringe arcas. 1'o optimize the utilization of land converied to urban
use in the 1980s and the development of appropriate and affordable levels of

infrastructure and road provision”.

Policy Explanation:

Thig is the area of land, which was converted, to urban use in the 1980s. It is widcly
scattered around most of Dhaka’s established wban area and wilh its 1214 hectare
(DMDP), it comprises one tenth of the 1991 urban arca and supports almest .34 miflion
people. However the development has Laken in a spontancous, but haphazard way, leaving
little way neither for an appropriate road network nor for basic infrastucture facilities and

services

4.3.4. State development agencies:

In the developmeni process of fringe areas in Dhaka, the state development agencies are
regponsible to prepare plan, cxccution, Iuonitoring. control, ete. In light of that the
respongibilitics and contribution of such agencies like RAJUK, BWDB. DWASA and

DoF are stated below:
RAJUK:

The former Dhaka Improvement Trust (DIT), presenily Rajdhamni Unnayan Kanripakicha
(RAJUK) was established in 1936 under the provision of the Town Improvement Act
1953, The act provides power to DIT for preparing master plan of Dhaka city. l'ormal
DIT had prepared the ‘Dhaka Cily Master Plan 1959° comprising 830 sqgkm under this
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act, section 73 and approved the plan under scction 74 (3). After a long time, the Dhaka
Metropolilan  Development Plan (1995-20015) has preparcd for prealer Dhaka and
approved published in gazeties on August 4, 1997. This plan covers 1528 sgkm of area
with Narvangon] Tongi, Saver, Gazipur and Keraniganj and their surrounding. The
planning arcas arc divided into 26 zones and each zone has separaie planning

recormunendalions (4),

Land usc Provizion: The Concept of Structure Plan break through the mraditional master
plan. In the strucrure plan land use provision are adjusted with the dynamic change on
the other hand 1Dhaka City Master Plan, 1959 provision was mosi rigid. Rigid master
plan has been continued in most developing countries. But out dated legislation in
developing countries still demand that the statutory authority prepare such plan. In
addition, all rclated repulatory legislations are Imked to the existence of an official
masier plan. Economic consideration, political and financial constraints, howevcer,
requites grealer emphasis on strategic planning (Conflict or Consistency, Caleurla,
Merezes 1985). However land usc catcgorics of Dacca City Master Plan 1959 and
DMDP (1995-2015) are 1abulated below:

Table 4.2: The Land Use Categories of Dhaka City Master Plan 1959 and DMDP

1995-2015

Land use categories of Dacca City Master | Land use Catepories in DMDDP 1995-2015

Flan 1959

Housing and Ancillary Tscs

Industry

Central Business Zone

Commerce and Warghousing
Government and public Buildings
Hospilals

Main Roads and Railway Land
Steamer Station and Qus Stions
Education Open Space & Cemeteries
Cantonments (pad only}

Sewerage Trealment & Wircless Stations
Major Reclamation (part only)
Water Areas (Land Liable 1o Flood}

Mixed Use Spontaneous Zone
Main Flood Flow Zone

Sub Flood Flow Zone

Open Space

Festricted Airport Overlay
Restricted Military/Public Safety
Eestricted Flood Protection Reserves
Restricted Road/Utility Reserves
Restricted Special

Water Supply Protection Zone
Industrial (Moderate Hazard)
Mixed Use Planned Zone
Industrial (1.ow hazard)

Source: Dacca City Master Plan, 1959 and DMDP 1595-2015
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Planning Permission (Land Use Clearance):

The planning permissions are given under the Arlicle 6 of the Urban Arca Plan
{DMDP)*. This permission is mandatory for individual construction and housing estates

and 11 15 given based on the following considerations:

s Proposed land use must be in conformity with Structwre Plan and Urban Area
Plan (DMDP-19%5-2015)
« Review and site inspection are mandatory

¢ Clearance from othcr agencics (if required)

Types of permission: According to DMDP the permission are given in the lollowing
Ways:

a. [ull planning permission

b. Conditional permission

¢. Permission after plan review and sile mspection

The chainnan, RAJUK can give construction permission exercising the power under
sub-seclion of section 75 (1) of the Town Improvement Act 1953 (amended 1987}
where desired land use is conirast with indicated land use in DMDP. The provision of

75 (1} is quoled below:

“If any persen desires to use land for any purpose other than that laid down in the
[Master] Plan approved, he may apply in wnting to the Chairman for permission so o
do.

1. If the chairman rcfuses pormission W0 any persen, such person may,
within sixty days of the chairman’s refusal, appeulrt::n the [Kanripakkha]
against such rcfusal.

il The decision of the [Kartripakkha} on any appeal under sub-section (2)
shall be [inal™.

2 Article 6 of the Urban Area Plan: The purpose of the Planming Permission is to ensure that proposed
develupment is in comflirmange with the Metro Dhaka Strucrare Plan and any other plan curremly enlorced.
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In this process a large number of plannimg permissions arc being given based on site
inspection by the planning team. Although this is an intcrim arrangement; the DATs
{Detailcd Arca Plans) of the privale areas are nol yet prepared. It has both positive and
nepative implications because the development activities of the public and private
gectors arc not disrupted if planning permission confinues under Town Improvement
Act 1953 {amended 1987). On the other hand, this piecemeal development will take
place that may obstruct fuurc DAP proposals and that situation deliniliely lose the

harmony in planned growth.
The Private Land Development Housing Project Rules, 20014:

Recently the Privale Land Development Housing Project Rules (PLDHPR), 2004 was
Framed with guidelines and instructions of private housing project (5). This rale clearly
states thal how (he project will preparc, and how the project gels approval and how the

project will monitor. However, the salient features of PLDHPR are summarized belew:

Stage-1: Registration: The interested PLDCs/ professionals (planners, architects and
engineers) may register with the RATUK and obtain regisiration number for
real eslate business in Dhaka Meltropolitan Areas. The basic requirements for
registration arc: trade license, VAT {Value Added Tax) cerificatc, and

memorandum of articles of the company and performunce ol ihe eompany.

Stape-2:  Advice: Afler registrahion, companics may take advice fram the RAJUK for
their land development projcet to get approval. RAJUK personnel will give
advice to the companics for the applied project in light of the PL.IDDHPR,
2004. The advice would be on land use provision in the DMDP. government
policies and programme, execulive order from the gevernment, and provide

guidelines from the PLDHPR. 2004,

Stape-3:  Application: The companics will duly fill-up the prescribed Application
Form and submil along with land ownership document, clearances [rom
concemed agencies and DoFE for specific project for approval. If the project
implemenlation is hampered for land procurement, the government will

acquire only 15 percent land for the interest of the project.



Stage-4:

Stape-5:

Stage-6:

Stage-7:

Stagc-8:
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-
Layout Plan: Prescribed application encompasses a standard layoul plan.
Along with the application, the company must submit layout plan indicating -
road, infrastructure and service nerwork. In the layout plan, more than 30
percent land should be preserved for schools, collepes, playvgrounds. open

space, lakes and other civic uses etc.

Land use Provision: The Project land must be in conformity with ihe
DMDFP land use provision. The matural water bodies, flood Aow and sub-
flow zoncs cannot be converted for housing projects. The government will

identify such arcas and notify those in the povernment gazetie.

Checking and Verification: The project documents shall be checked by the

authority and make the report on field verilication.

Approval Procedures: The RAJUK board will endorse it and forward o the
Approval Comittee. The commitice comprises 10 members headed by the

BMHIW.

Implementation: Dunng the implementation slage, the authorily will
supervise and momtor the project according o the erms ol condition of
approval. Simultancously, the company will informm to the authority
concerned  lime-to-time  and obtoin  completion certificale within  the

stipulated period.

REHARs comments on the PLDHPR:

Real Lstate and Housing Association of Bangladesh (KEHATR) madc some comments

on the PLDHPR and requested the government to bring certain changes in it. They are

surmmarized below:

» The Natural Water Bady, Open Space, Park/Playground Protection Law, 2000 is

unrealistic and non-transparent. Meanwhile the government has stopped most of

"
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ihe ongoing housing projects, but government agencies are continuing housing

projects in low-lying areas, which s contradictory o the existing law (6).

o  DMDP (1995-2015) indicates that surrounding low-lving areas of the city should
be developed (or habitation in due course of time. On the contrary, the Natural
Waler Body, Open Space, Park/Playground Protection Law, 2000 dcfincs the

restrictions and discourages 1o take land development project in low-lying arcas.

« Proper explanation and identification of the natural water bodies surrounding

Dhaka city must be included in the proposed DAPs,

¢ Equal facilitics in the privale land development projecs should be ensured like

public (government agencics) scctor programune.

s The role of private development in housing sector are o be evaluated asg in

urbanization and expansion process of Dhaka city,

s Permission should be given to a4 company on maximuml3.38 hectares land, but
in casc of partner project. the same guantum of land may allow under the same

project.

e The Concepl Plan ol the project and its funire expansion should be allowed in

advance.

s If the PLLDCs fail to purchase any quantum of land within the project area and
prove it esscnlial for the inlerest of project. in that case, the povernment should

acquire such land {15 percent of a project area) on behalf of the developer.

s+  Govemnment-owned kfas land mnside the approved project area can be given to

the developer on lease or permancnt basis for the interest of the projeet.

» Consuliation should take place belween lthe government and PLDCs regarding

the PLDHPR, 2004 to make it easy and accessible to private developers.

Approach to sustainable development concept:

All the cffonis arc to make framework for the sustainable environmenial concept (el
Chapter 2, theoretical explanation}. 'Lhe concept includes physical, social, econeinic and
environmenlal components and sub-components in area basis and alse in oity content.

But with the PLDC aciivilies, discharge of wastewater from surrounding areas into the




129

EFAs Is golng on; as a resull, environmental damages are taking place in the arcas.
Moreover, the pollution sources of the EFAs surroundings are leading to dent in water

and environment resources.

The weak enforcement of existing octs/laws by the development agencies concerned
cncourages continuanon of the illegal activities by the PLDCs. Now the question is
raiscd why it is happening frequently. From the analysis of this research, it is revealed
that lack coordination among the apencics, overlapping the functions, ligancies of dulies
and weak building capacities {professional, manpower, logistic suppor, manapement

el¢) are the reasons.

However, within the commiimeni of sustamable development in the EFAs. the
following issues would be ensured: (i) to ensure not to discharge liguid and solid wastes
in canals and low-lving areas (ii) to reduce chemical and physical hazands in the EFAs
surroundings, and (iii) to maintain inhabitants and ecosystems through preservation of

canals and wctlands.

4,35, Identification of low-lying land and activities of PLDCs:

The low-lying areas within the jurisdiction of Dhaka Metropolitan Areas have been
broadly identified in the DMDP. TTowever, the identification of low-lying areas on
mouza map {1:3960) is not yel completed. In the DAPs the natural water bodics, pond,
canals, fAood flow and sub-flood zones and low-lving areas will be demarcated.

Meanwhile, preparation of the DAPs has already started,

However, identificalion of low-lying areas in the ¢ily and restricted land use are most
crtical and debatable because some areas within the cily go under water during the
ramy season and waler remains stagnant there for {our 1o dive months. In (he lean
seasom, these lands become dried up and can be brought under traditional land uses. The
identilication of &fafl, low-lying areas, lakes, natural water bodies, flood flow and sub-
flood flow areas have to be identified and published in official gavette for restricted land
use. The clauses of the Natural Waier Bodies, Open Space, Park/Playpronnd Protection

Law, 2000 contlict with land classification (vitta, nalaa, challaa) prepared by the MoL.

R o
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Menloning the above loophole in the law, landowners always try to keep aside their

lands from being 1dentified as low-lying lands.

In this connection, it 1s observed that sometimes the PLDCs invest money on low-lying
arcas without obtaining planning permission. 1t is not an illegal activity but they
conlinue their projects in low-lying areas. Initially the developers purchase lands from
the landowners and start to landfill on the proposed areas. At this stage, PLDCs seek
permission of the project. In some cases the government needs project lands for publie
interest and starts acquisition process. Under these circumstances, developers are
seriously aflected and lose their potential clients. To overcome this situation, low lands
have to be identified [, and earmarked in the city and mouza (1:3960) maps and also

publicized for land use provision and possihle future usc.
BWDH:

Bangladesh Waler Development Boand (BWIDB) is responsible for protecting the urban
and rural arcas from annual flooding through consiruclmg embankment. At this stage,
most of the fringe arcas including eastern fringe of Dhaka are allected by annual
flooding 1o the rainy season. This organization possesses conteur map, tepo map and
other hydraulic map. These documents are extremely useful for the development
programme ol both public and private sectors. Before taking any project, the techmcal
feasibility analysis and environmental screeming are essential. Mcanwhile. the BWDBR
has already taken initiative 0 construcl an embankment along the Balu River. The

project is discugsed in detailed in Chapter 8 (sec, Scction 8.2.3).
DWASA:

Dhaka Water and Sewerage Authonty (DWASAY have created in 1963, In 1989, the
drainage circle of Bangladesh Public Health Enginecring Department was handed to
DWASA with siaff and resources. Uhis authority is main cuqcemad about to supply
waler, drainage and sewerage within city arcas. ‘Lhis authorities are also responsible for
mainlain internal canals to discharge siorm water. Water logging in city is one of the

main problems due to landfil] aclivities in the low-lying arcas including canals/channels.
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The internal kkhaly are Begunbart khal, Segunbagicha khal, Kallaynpur khal,
Abduliahpur khal, Dxgun khal, Doalt khal and Doali khal. Once there was an excellent
canal network in the easiernu part of the c¢ily bul tms netwerk has damaged by the
encroachers (PLDCs and individual land owners), Besides, Local Government (L(5)
constructs local roads under Food for Works Progrumme withoul any plan, which
somelimes obstructs flow of water W the canals. As a result, water logging in the areas
is a common phenemenon. For example, monsoon rains in July 2005, which continues
for two days, disrupted normal life in the city. The city experienced heavy downpour
submerging most of arcas of the metropolis, and paralyzed city life totally. Met Office
said that the eapital cxperienced 160mm of rain in last 36 hours which caused water
logging in mosi parts of the city, and this problem was duc to the dilapidated drainage
network of the city. The earth filling of canals by a scction of fand grabbers also caused
water logging even in slight showers. These canals were used as namral outflow of rain
and foodwalers in Dhaka in the pasi. Besides, al least 70 percent areas of the capital
city have no sewerape lines, which is also coniributes to water logging m the metopolis
during flood. As a rcsult, the flooded areas of the city included Segun Bagicha,
Topkhana, Motijhcel Commercial Area, Dilkusha Commercial Area. Mirpur,
Shewrapara, Kazi Para, Muhammad, Muchak, Kakrail, Basabo, Goren, Bijoynagar,
Naya Pallan. Rajarbag, Arambagh, ingide of the DND., Azimpur, Dayagan|, Jatrabari,
Shajhanpur, Demra, Asadgate, Malibagh, Fakirapool, Baridhara, and somc part of
Gulshan and Banani, und the places near by Notre Dame College. The DCC is working
on to mcover canals and drainagc outlets from the land prabbers. The agencies
concerned {DCC. DWASA, RAJUK) had earlier recovered some canals/channels and

recently they imitiated lo recover remaining canals from the encroachers.

At the same time, the IDWASA and other agencies should take programme on priority
basis 1o resorl the original canals/channcls. In this conncction, the high power
committee under Ministry of Home was {formed 1o take pragmatic measure o recover

encroached canals/channels. The implementation works have already stared.
DoE:

The Department of Environment {DoE) concerns to protect land, watcr and air
pollution. This deparment has supports fo maintain field level information records

regarding pollution level in waler, land and air, and pollution sources. In the eastem



132

fringe, the developments are lsken place and the cxisting Fhals are conlinuously
contaminated by the surrounding polluting activitics. In this repard, DoE measures are
inadcquate to prolect polluling activities. Moreover, the monitoring of water pollution is

VCIy pooT.

Begunbarn Khal and Gerani Khal both are using as outlet of eastern paris of Dhaka and
the khals are being contaminated. The pollution level of water in the khals should
monitor regularly, The continuous water pollution damages surrounding water and the

areas are gradually disappeanng and also lead human heath.

The DoE is presently weak by techntcabiies like shortage technical manpower and
cquipments (like testing laboratory, compuler lap and others facilities). The building

capacity of DoE and financial strengthening are not unto mark.

4.4  Urban Palitics and Urban Power Groups:

The PLDCs, cooperative housing societies, individuals and land speculators are the
main actors to handle the lands in the EFAs. They play power game with the fringe
lands. Land buying and selling, speculation, illegal occupying fand is the main practice.
Land brokers (dalals)® arc associated with the PLDCs and engage lor land buying and
selling. Land brokcrs usually have good conneclions in society, so that they know
prospective buyers and sellers. Normally the brokers are well acquainted with the land
market conditions. They keep close contact with Sub-Repister offices, and they are up-

to-date with information regarding transfers/transactions elc.

Land brokers or dalefs negotiate befween the buyers and sellers and take charges from
both the parties. In some cases, brokers resort to dishonest mmeans, for example, by
selling land with disputed ownerslnp, selling land in absence of owners, using false

deeds and sometimes selling ihe same parcel of land to more than ene purchaser.

* Land Broker (dafals) zols as scl-employed agents, They operate mostly at mdividual teve! and develop
their own disentitle who are mosty privale buyers and brokers useally having good connection n the
sociery and therefore they know prospective buyers and sellers,
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There 15 a very active game of politics and power in this arca. The larger PLDCs have
proven to be guite powerlul as they have officials to draw and handle specific projects
and the power to maintain Mastans or musclemen? to look after and protect their project
lands. The PLDCs also employ these musclemen o occupy low land to extend the
projects. There are allegations that the PLDCs can capture land frem landowners
unwilling to sell their land by foul taclics or simply by applyving force. The wim of the
PL.DCs is to make large profits from housing projects without thinking landfill activities
are legal or illegal. In fact, the PL.DCs have becomc the *‘God-Fathers® in the EFAs and
they cun deal and handle wilth any piece of land and conirol the lands. Ruling elites and

other power[ul people of ihe society often suppon PLDCs activitics.

4.4.1 Politics: State versus PLIDCs:

The slale agencies seem to be seriously concerned at prolecting peripheral fringe areas
through adoption of various policies and laws. In reality, it 1s found that existing
policies and laws could not protect most of the project activities and create conflicting
sitvations between the slate apencies and PLDCs. Some acts/laws, policies plans are
described in this sechion. The existing policies and regulations may protect water-prone

arcas/fringe areu and ihese are illustraled m Figure 4.1.
a. Politics among the PLDCs:

A good member of land development compames is nvolved in land filling activitics in
the EFAs for housing estates. Among them, some compantes are big and powerful in
terms of financial and political prowess. Eoch company maintains its tentative boundary
adjacent to the project. These companies try to purchase land applving ihe ditTerent
technique. which are: aliractive [alse offers to the landowners, make false case against
landowners or companies, occupy public owned land (Rhas) with help of local
masaiman (musclemen); they are also bound to sell individual owned lands atl low price
through arresting by surrounded lands. The EWPDPL (Basundhara) has started to graph
HPLC's project lands in the EFAs with the help of musclemen

¥ Mestaansy (musclemen) - group of physically smong people engaged by the FLDCs to illegally oscupy
land from companies and individuals. 1hey also force local landowners w sell their lands to the
eompanics al the PLDC quoted prices They also protect such lands,
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Furthermere, the EWPDPL has a case against HPLC in the court, The project sites of

these two companies are lecated side by side. The EWPDPL 1s irying to occupy
athacent HPLC lands. At the initial stage, the EWPDPL offered the HPLC lo sell its
land for expandmng the Basumali project, but HPLC strongly refused the proposal.
Under this circumstance, Basumati project is encireled by the EWPDPL lands and it
closed all entries to Lthe [HPLC project restricting its expansion m the surrounding areas.
This way the EWPDPL applicd torce on the HPLC (o sell their lands to them.
Meanwhile, some arcas of the HPLC have already been occupied by the EWPDPL with

the help of their musclemen.

-
( Politics in EFAs !
| A
. . Private Actors Public Actors
Atit k
* Aftitude o make s+ PLDCs e RAIUK
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s  Occupy khas povt. of Wards lands ¥
Land! Court of Wards s Ulegal cecupation of
lands private lands Laws/ Rules
¢ The Matural Water body,
Protection Law-2000
= Tangladesh Lnvironmental
Power Structure Environmental Impacts Conservalion Act 1393
+ Political w Floodmg « PLDHFPR-2(H4
# Economicat » Waterlogrmg
s Social ¢ Drainage I
>, Changing latduse character
» Water, land and air
pollution

Figure 4.1: Politics in Eastern Fringe Areas



4,5  Implementation of Government Qrder:

lllegal occupation of &has lands of the povernment in the frinpe arcas, prabbing of
canals, lakes, water bodies and earth-filling and unplanned constructions aver the last
few decades are responsible for such disaster. The weak implementaiion of laws
encouraged unplanned development in the fringe areas. This process has been camied
out by some grecdy PLDCs in collaboration with some dishonest officials of different

public agencies including RAJUK and politicians who work for the illegal activities.

Recenlly, leaders of 20 envirommental and social organizations called on the
government to take effective steps to protect the ciry from floods and water logging and
to evict illepal cneroachers occupying water bodies. They alse demanded immediate
execulion of the government’s decision regarding the DMDP 1993-2015 and the
Watural Water Body Protecuon Law, 2000

-

Dillerent associations and N(H)s protested apainst land filling in low-lying arcas of the
city. Bangladesh Paribesh Andolon (BAPA) formed a human chain in font of RAJUK
office in 2004 where hundreds of people pathered. Speaking at the gathering, the leaders
said most city roads po under knee-deep water even after slight or moderate rain as over
90 percent lands in and around the capital has been filled up by land grabbers. They
demanded recovery of such canals, wetlands and lakes from illegal encroachers in
castern fringe arcas for the preater interest of the city. Among others, Angora Udder,
Coalition for Urban poor {(CUP), Proshika, SID. Hunger Project, Drama Bikes and
Parries Surabaya Sanity, Sitar and Seba Samity, Bishwa Shanti Sangha, Work tor Better
Bangladesh, Bastibasi Adhiker Surakkha Commitiee, Pallima Sangsad, Cilizen’s Forum

and Centre for [{umnan Communities Development participated in there.

4.6  Relevant Acts/Laws to Control Development:

*  The Building Construdion Act 1952 (nmcendcd 1987):

The Bullding Construction Act 1952 (Amended 1987} is mauinly concemned lo protect
unauthorised construction within the designalted master plan areas. As per provigion of
the act, cach and every building needs approval for construction by the Building
Construction Committee (BCC) (¢). This committee is constituted by MHPW comparing
planners, architecis and engineers of RAJUK., PWD, DOA (Dcpanment of Architccrure)
and BNHA. The act provides building definition: *“I'he Building includes a house, hul,

wall and any other structure where of masonry bricks, corrugated iron sheet, metal lires

o
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wood, bamboo, mud, leaves, prass, thatch or any other materials whatscever.” This act

does not cover landiill activities, which is the key weakness of the act,

s The Natural Watcr Body, Open Space, Park/Playground Protection Law,
2000

The governmeni has framed the Natural Water bodies, Open space, Playground, Park
Protection Law, 2000 Lo protect natural water bodies. canals, rivers. depressed low-lying
ureas and open space within metropolitan areas. It provides power to the concerned
authorities W prodect water bodies to face environmental hazards. It also indicates that
the land use i the DMDP will be the doenments for Dhaka Metropolitan Areas. The
broad land use has been shown in the Dhaka Strucnure Plan (1:50000) and Urban Plan
{1:25,000). But in the detailed level such land use (like natural watcr bodies, canals,
rivers, depressed low lying areas) are not yet been demarcated on mouza map (1:3960),

Presenily, the DAPs are under preparation with help of local consullants.

The weaknesses/loopholes in faws and acts arc discussed in following section. The
developers try to establish their arguments to lake the oppormnitics to implement their
projects in low-lying areas. On the olher hand, the government trics to protect the areas,
which are restricled in DMDP. Under this situation, application of Lhis acts /laws

becomes ambiguous and difficult to enfloree.

4,7  Loopholes of Acts/Laws and Plans:

There arc scveral acts/laws at the city and national levels to prolect emvironmenial
damapcs. The apencies can enforce their laws according to the requirement. In this
proccss overlapping of functions amoeng the agencies are found. Moreover, some
conflicts occur due to overlapping of jurisdictions of differeni agencies. Some acts/laws
are not sufficient and they have soine dependable variables, for example. the Natural
Water Body, Open Space, Park/Playground Protection Law, 2000, requires identifying
river, khal, beel, lake, naiural water bodies and flood flow and sub-flood zones in mouza
map (scale 1:3960). It also has to publicize locations of such retention areas in oflicial
pgazettes but the mouza map is not vel prepared. As a resull, ibe enforcement of this law
is ofien challenged in civil court. However, under this research, the relevant acts/laws
and plans have been critically reviewed, and their weaknesses and loopholes were found
(see the table 4.3},



Table 4.3: Loopholes of Acts/Laws and Plans
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sL
Nuo.

Provision of Acts/Laws/Plans

Weakness/Loopholes

The Town Improvement Act 1933 (amended
1987} provides that no compensation shall
payable to any person owing to the restricted
use to which his land may be put under
sections 73 and 74.

RAJUK is empowered Lo prepare masler
plan of Dhaka under section?3 and 74 of
the Town Improvement Acts 1953
(amended 1987) indicating land uses. The
provision  of the act i that no
vompensation shall be pavable © any
person owing o the restricted use to which
his land may he pat under above sectigns.
The enlorcement for cnsuring prescribed
land use as per the master plan has become
weak begcause of such lands is privalely
owned.

The PBuilding Construction Act 1952
(amended 1987} provides power for the
prevention of haphazard consmuction of the
huildings/structures and excavation of tanks
and cutting of hills, which are hkely to
interfere with the planning of certaun areas.

This act doss not cover the landfill
activities;  therefore, RAJUK cannot
exercise the power of the acl to slop
haphazard landfill activities in the low-
lying areas.

The Dhaka City Corporation Onlinance 1983
{modified 1992)

Scetion 108, Master Plan- The Corparation
may. and if so required by the government
shall, draw up a Master Plan for the city
which shall, among other maters provided
for-Sub-section () restriction, regulation and
prohibitions to be imposed with regard to the
development of sites. and the erection and re-
erection of buildings within the city.

Dhakas  City  Corporation  (DCC) s
empowered 10 prepare master plan under
this act. This is avetlapping with the Town
Improvement Acts 1953 (amended 1987)
under section 73 and 74, The eastern
fringe arcas of [halka are beyond the
houndary of IXCC Presently, the area is
controlled by district  administration.
Therefore, the provisions of restrictions,
regulations and prohibitions indicated the
Dhaka City Corporation Ordinance 1983
{rmodified 1992} couldn™ be imposed over
the arcas,

Pavrashava Ordinance
XXX of 1977) Section
Master Plan- A Panrashavas may, and if 50
requircd by the prescribed Authority shall,
draw up a Master Plan for municipality.
Frection and re-erection of buildings: No
person shall erect or re-rect a building or
commence to erect or re-rect a building unless
the site has been approved. and building has
been sanction by the Paurashavas

Bangladesh Gazcue 1 Apol 2003 declaned
that Tongi, Narayangonj, Savar and Gazipur
Paurashava areas excluded from RAJUK
jurisdiction. Paurashavaz authorities are
empowered to carryout the development
programmes and allowed to approve the
building plan.

1977 {Ordinance

At the sametime, RATUK is empowerad to
prepare master plan of Dhaka under
section73 and 74 of the Town
Improvement Acts 19533 (amended 1987
indicating land wses. Therefore, there is a
conflict between the Paurashava Ordinance
1977 and the Town [mprovement Act
1953,

At the samelime RAJUK is empowered 1o
approve  building  plan  within  the
Paurashava areas undet The Building
construction Aot 1932 {Amended 1987).
There are some conflicts berween the
Ruilding Consmruction Act 1952 and the
Paurashava Ordinance 1977

Continued next page
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2015, The polices are,

Urban Fringe Development Acceleration:
Authorities will initiate and co-ordinale a
range of measures almed at stimulaling
reorganisalion amd re-subdivision of the urban
fringe area.

Fringe Area Growth Acceleration:

To initiate and coordinate a range of measures
aimed at stimulating and sceeleraling Lhe rale
ol development in the designaled areas of the
urban fringe.

Eastern Bypass:

The government has atiached high prionty to
the development of the Eastern Bypass to
becomne a key link in the emerging national
network of anerial roads and W relicve the
existing urban network, .

Flood Retention Pond Areas:

Control will be maintained over the areas
designated in the plan for flood retention
areas in order to ensure that they remain
capable of fulfilling their primary funciion of
waler slorage at times of flooding. Planning
Permission (Land Usg Clearance}

The Anicle & of Urban Area Plan (DMDF) is
followed for developed control of Dhaka.

5. | Cantonments Act 1924, Under the Cantonment Act 1924 provides
The Cantonmenl Board pives approval of | power to approval /disapproval building
building  within - the  jurisdiction  of | plan under section 186 (section 284)
Cantonment Beard, The arca is demareated | There s a overlapping of the functions
through the gazette netification. between the Cantonment Act 1924 and Lhe

Building Construction Act 1952

6. | The Natural Water body, Open space, Park | Declaration of the natural water bodies, the
{Play Graund Protection Taw 2000 low-lying and retention area, Ahaf, natural
The identified river, khal. Wll, lake, natural | water body within DMDP  arc  not
watcr body flood flow and sub-flood zones | earmarked on mouza map (scale 1:39640)
law-lying in the master plan must be | In case of the eastemn [ringe, DMDP has
protected. proposed as ‘new urban land development
These areas must be published through | area. Presently the overview of the areas is
gazette notificalion. low-lying  and  seasonally use for
The character of the ancas cannot be changed | agricultural  purpose. But there is no
to project envirgment, detailing.

7. | The National lousing Policy 1993 (revised | According to the policy guidelines the
198G} private sectors are not adequately provided
The strategy of the government will be act as | land, finance and services ele. Private land
promater and facilitator of housing by the | development policy not vet approved as
privae  sector, while retaming  the { guidelines Under the loopholes, the private
povernment's role as a provider to a limiled | companies, amd developers  implement
extent, their projects in low- lying areas.
Encourage the involvement of the private
sector in land  development, infrastructire
development and construction.

B Dhaka Metropolitan Development Plan 1995 | DMDE dees oot provide  detailed

guidelines o the private sector or other
developers. The general guidelines have
loopholes  for  the  irrational  and
unscrupulous land development activities,
Planning Permission (Tand Use Clearance)
ig followed by DMIIP. The requirements
for obtaining planning and building
permission is applicable to all persons
seeking  permission  to cary  out
development  activitics within the arca
under the jurisdiction of RAJUK for the
purpose of development and coostruction
and as defined by DMDP (Dhaka Structure
Plan and Urban Area Plan). Accarding fo
the plan three types ol permission arc
given, thesc are: basic  planning
permissian, full planning permission and
conditional use permission. The purpose of
the basic planning permission procedure is
to ensure that proposed development is in
conformance with DMDP., But it is a
difficult task to check individual C.5.
Plots {in mouza map, scale: 1:3260) with
the Structure Plan (scale 1.50000) and
Urban Area Plan (scale: 1:3000).

Continued next page
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The plan is basically a development control
document and cach and cvery individual
building lor housing, commergial, industrial
estates need planning permission  from
RAIUK

The Privale Land Development Housing | The coforcement, management parts is
Project Rules (FLDHFER), 2004: not properly indicated, in PLDHPR. and
PLDCs must submit project documents | therefore  whole  process of  the
layout plan indicating road, infrasttucrore | implementation delayed and
and service nerwork, In the layort plan. [ cumbersome. There is no pansl section
cefain land should be preserved (as | in this rule, which can apply 1o protect
indicated in the PLDHPR) for schools, | the growing unauthorised housing estats
colleges, playerounds, open space. lakes | Although PLDHPR is supporied by
and other uses etc. The project documents | clearance other agencies, which are
shall be checked by the authority and make | supporied by acts and laws,

feld  wverilication report acconding 1o
FLDHPR. During the implementation the
authority will supervise and monitor the
projects as per of approval. Simeltanecusly,
the company obtain completion cerificate
within the specilic peciod.
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CHAPTERS5: ANALYSING THE EFAs: PLDCs RECENT
CHOICE FOR DEVELOPMENT

5.1 Introduction:

Chapter 4 focused discussion on the emergence of the PLIDCs and their activitics in the
EFAs of Dhaka. At the same time, the role of public sector and the loopholes of existing
laws/acts arc critically analyzed. Desides, the urban politics among the actors m EFAs
are highlighted. This chapter analyzes the physical conditions of the EFAs o study ils
condilion prior to intervention of the PLDCs and the changes land development
activities brought lo the area. It also discusses the socio-economic conditions of the

local people to examine how land development activilies have affected their vicimily.

in theoretical explanation of “Ciond City Form” (Lynch 1981) the urban form tokes
place based on the physical {topography, land level and soi! cte.) condition, land use
policy, und recommendations in master plan of the city or particular arcas. Moreover,
the socio-cconomic condilion and socio-cultural behaviour are also inlluenttal factors
for making arca form of the city area. In this chapter, ull relevant components and sub-
components of the physical aspects arc analysed within the format of the good city {orm
ihevry {please see Chapter 2, section .2.11). The physical condition, morphology the
areg and swrroundings, drainage. flood sensitivity, canthquake and other influential
factors of EFAs are analysed. Moreover. the land use policy of govemment and secio-
cconomic condilien are also impormant factors for determining to make the arga. Put in
reality, such contributions are less; on the other hand, the profit drive is ihe mosi
impertant issue, which prevail whereas it is not considered in the light of sustainable
developmeni. However, the lollowing discussions are made under the above theory and
concept and highlight the differences.

Az the castern fringe is situated wilhin Dhaka's boundary, & discussion on the
geagraphic characteristics is also deemed necessary. The city’s environmental condition
will be affecled if inarked changes are brought about in the geo-morphological and
cnvironmental conditions of the TFAs.

Dhaka is located in a preat delta, making it prone (0 [ooding. Geographically,
Bangladesh is located in a great alluvial floodplain and its formation has been caused by
thousands of years of silt accretion. The topographic sciting of the repion is such that it
carries the outfllow of the Ganges-Brahmaputra River and the Himalayan snowmelt out

to the indian Gecan. About 60 percent of water of this river syslem flows through

.\‘4.
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Bangladesh; however; only aboul 70% of this whole nver system is located insidc
Bangladesh’s border. The nvers have an intricate network spread all over the country
ihat cary off the huge lead of water (1.3 trillion cusees) flowing through the
Rangladesh’s land.
Tn the past, fleod did not pese a (hreat to human scttlcments as the rivers were
scrupulously maintained to keep themn navigable and to contain run-elf. However, wilh
population incrcasc and conscquent incrcascd urbanization, wellands were filled up to
make roem for development. Decrease in water hodies and increase in built up areas
made flood a perennial problem for Bangladesh, The EFAs are basically a floodplain,
which is used lor agricultural purpeses i the dry winter season. The EFAs are also the
only open space left in the eastern parl of Dhaka having the flood retention ponds
mcommended by the FAP 1992,
5.2  Physical Analysis of Eastern Fringe:

5.2.1 Topography and relics:

The eastern fnnge of Dhaka 15 a low-lying area with patches of higher lands. The
contour heighl of the eastern parl of Dhaka is shown Map 5.1. The required flood-free
level and vary frem one and half melers to six meters while in the eentre city, it is seven
to eight meters (1), The normal flood-free level of Dhaka is six meters. Thus, in onder (o
make the land in the area [it for development carh filling is essential. The land

elevation in the EFAs are shewn in Figure 5.1

Table 5.1: Land Elevation above ¥ean Sea Level

Land form Arca | Land Elevation Above Mean Sea Level Cormrents
(GTS)'
i Higher than 10.0 metre 1 and 2 landform areas are
2 8.0 - 10.0 metre considered as safe from annual
3 6.0 - 8.0 metre Noxding, 3 is marginally free
Average flood level 6.0 metre from normal flooding and
4.0 - .0 metre remaining 4 to 6 are under threat
4 2.0 - 4.0 metre of flooding.
3 Lower than 2.0 metre
6

Source: FAP 8A, JICA Study, 1992

' Note: Based on G.T.S. (Geodetic Transverse Survey) Dratum plan used by survey of smage
equal to the datum plane of Mean sea level.

wl
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5.2.2 Morphology of castern fringc:

Dhaka is peco-morphologically located at downstream of one of the largest river basin
systems in the world, named Ganges-Bralimaputra river basin. The branches of the river
system surround the city. Dhalswari and Lakhya rivers are the main tnbutlaries of New
and Old Brahmoputra niver system. Buriganpga and Turag Rivers are within the same
syslem. Balu Raver, in patticular, i3 the main drainage channet for northeastem

Madhupur Tracl.

Geologically the project area is situatton the Pleistocene terrace of the Bengal basin. It
covers nearly 1600 sgkm are of Dhaka eity. The top unit of the soil formation is locally
known as Modhupur clay, which is composed primarily of mottled red, brown. Grey
and orange sickly clay-containing {ferruginous and calcareous nodules as well as laterite
are also available in the area. The thinness of Modhupur clay varies from a few
centimetres 1o maxinum of 30 centimeires depending on location. The Modhupur clay
is underlain by Dupilila sendstone or clay stone [ormulation of the late Miocenc Apgel
(feneral soil conditions berween the eastern fringe of Dhaka and the Balu River are poor
with alluwal deposits and it is becoming thicker and the channel is mnoving towards the

gast.

The formation of the basin and ridges, and meodification of the Jandform due 1o human
inlerventions all together attributed the study area within a complex geomorphic and
sedimentary paitern. According to the geological omigin, soil type, land height and
normal MNooding depth the geomorphic units of the castern fringe arc calegorized (see

Figurc 5.2).

High Terrace; This unit belongs to the southeastern edge of the main Madhupur Tract
and has the mghest elevation in the area ranging from seven to cight metres GTS. At
present, the geomorphic characteristics of this unit have been totally erased due o
extensive urbanization. Most of the information on the unit was atllained from past

surveys thal were carried in the 60's.

* Mid Term Report on “Techno-Economic and Environmental Assessment of Low and Adjacent
to Sonargacn Hotel and Halgheel Arcas 20047,
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Medium Terrace: This extension of Madhupur Tract is least dissected. The terracc has

an elevaton similar to that of dissccted terrace.

Dissected Terrace: This is also a southward extension of the matn Madhupur Tract and
is located along the western and northern boundary of the EFAs. The very west edge of
the lerrace is expericncing urban growth; the rest ol the unit rctains the natural

landscape.

Terrace Qutliners: These pans arc the remnants of the main terrace. The edges of the

unit s get shallow flooding duning the monseon period.

Balu Natural Levee: The levee continues along the river from south 10 north to some

cxtent and disappears. The Jevee again reappears in the northeast and north.

Balu Point Bar: This point bar lormed at the location where the Balu River branches off

from the Lakhya River in a meandcring form. This unit is mainly used for agriculture,

Low Floodplain: This part of the extension of Old Brahmaputra [loodplain. Deposits of

the existing [uvial systems later covered the basin.

Decpression: These are considered as the natural water retention area. Most of

depressions are sauccr shaped and contain waler vear round or more than 6 menths.

Waterbodies (Tributaries/Lake/Ponds): Tributaries are the drainage channels branching
oul from the surounding rivers and locul Ahals. Il is noticed that rcgarding the
approximate annual flooding depth and duration on these units it was seen that all the
Madhupur l'errace group units stay above normal [lood level. The rest of the units get

Nooded to some extent.

P
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5.2.3 Geomorphology and land uses:

Geomorphology and land use rclationship manifests that agriculture is the typical land
use of low floodplain, depressions and valleys, whereas most of the settlements have
taken place on the higher lands. The higher the land. the more dense has been the
urbanization process. But nol all ihe higher grounds visible today in the landscape, are
teclonically uplifted terraces or deposited ddges; rather they are the resulls of landfilling
owing to urban expansion. Such landfilling is mainly occurring on three types of
landforms-- on flood plains or agricultural lands, on depressions and on low terraces.
However, an intrinsic adjustment between geomorphology and land use has been scen in

the EFAs. (3) The geomorphology of Greater Dhaka has been shown in Figure 5.3,

Table 5.2: Percentage of Area Occupivd by Different Land use on Geomorphic

Uniis

Geom. Units Highly Urban Semi Rural Agricu] Marshy | Open  |Water
Land use Units L:;E;ﬂ (%) 1{'{;‘;3“ (%6} (;:jm IEEE;I S(Eaz)m ]?E"‘D/iy
High Terrace 11.56 - - - - - - -
Dissected Terrace - 1537 | 438 | 1985 - - - -
Medium Terrace - 11.1e | - 144 - - 0.15 -
Terrace Cutliners 0.1% 343 1633 | 199 - - - -
Balu Matural Levee | (.14 - 028 3.04 - - - -
Balu Point Bar - - - - 0os |- - -
Low Flood Plain - - - - 3671 | - 0.3 -
Depression - - - - - 9.40 - 0.16
Walcr body - - - - - - - (.34
Rivers - - - - - - - 4,20
Total 11.58 1616 | 11.00 | §42 3670 | 940 .95 5.42

Source: Oriental Geoyrapher val, 45 noe.2 July 2001

The trend of urban growth in Dhaka at present reveals that the expansion is taking place
along the easi of the frinpe arcas. In the northern part of eastern {mnge: there are natural
higher urban growth prevailing: in the middle-western part, consequenily newer urban
scttlements are encroaching lowards the filled-in floodplains and depressions. The
overall process of chunge within the natural cnvironment due to wban expansion is

summarzed in following Figure 5.4.
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Figure 5.4 Changing Geomorphie Fovironment through [.and use Geomorphic
Units {Ad]usted)

Mo+t of the lamd(illing sites in the arca arc located on High Termee and Medium
Terrace. In the land use category, these two units have been identified ns highly urban
and urban classes respectively. The soil report of 1965 mepped these units experiencing
scasonal flooding, but the present information charngterizes the unit os a flood-free
rone, this is due 1o exiensive carth-filling activitics on the part of rmpid urbanization tha
occurred in the units, thus elevating their previous height. Information attained from
tocol people revealed that the landfilling occurred bath of individual and PLDCs levels.
But these land-fillings are not high enough to save the sites from abnormal flooding,
The situation is particularly true for the middic level terrace that includes residential
areas like Mugdapara, Manda, Beraid, Groan, Modarick, Meredia, Rampura, Merul-
Badda and ndjocent areas cic. Indications of future landfill on the low lands along the
fringes of the urban ond semi-urban land usc were apparent from the higher mte of
sclling agriculiural lamd, Such transactions have been comtinuing between the farmers

errd urban dweliers.

3
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52.4 Climate:

Maximum temperature in the area ranges from 12° to 33° Celsius while minimum
temperaturc is about 6° Celsius characterizing (he north-east during monseon, associated
with genenally dry and cool period from November o February, Dunng this period
rainfall is aboul three percent annually, Connective rainfall yields some 20 w 25 percent
of annual rainfalls in the sub-seasonal pericd from March o May, with temperatures
rising 0 a maximum of over 40" Celsius with a significant increase in humidity. The
weather is unstable and wind velocities are high, oecasionally cyclome. The subsequent
soulthwest monsoon lasts from about June to October and brings heavy, persisient
rainfall. Humidity remains high (80 io 90 percent) bul temperatures fall during this

season, having a diumal tange between 25° Celsius and 31° Celsius,

The cvaporation rcgime over the area is fairly consistent, with the maximum expending
over March, Apmil and May when the temperalure 15 high, dropping shghtly during the
wet season and decrzasing during the dry wmter season. (renerally. rainfall occurs in
excess of potential vapour-transpiration for the months of May to October, but there is a

net deficit of rainfall compared to transpiration from November to April.

The lemperalure ol the country has the relationship with the period of rainfall. In
general ool seasons coincide with the period of lowest rainfall. Table 5.3 shows the

meonthly average mmean, maxiinum and mininum temperature of Dhaka

Table 5.3: Tempernture (mean, max and min) and Humidity of Dhaka

Month Jan | Feb | Mar | Apr | May [ Jun | Jul | Aug | Sep | Ccr | Nov | Dec | Avg

Mean Tem ('C) | 18 21 |26 29 |24 28 |28 | 2% 28 (27 |24 1% 256

Max Temp ('C) | 26 | 28 | 32 |33 |33 |32 |31 |31 |32 |31 |29 |26 |303

Mm Temp ('C) | 13 5 |20 (23 |24 20 (26 |26 (28 |24 |20 14 214

Humidity (%) L 63 (%6 |70 |80 85 |85 | 85 4 |7 [T | M 75

Wind  Speed [03 [03 [05 [06 [03 [03 103 [03 Jo3 [02 |03 Jo2 [033
(mfs)

Sunshine a8 36 [BE |79 |69 (47 (45 (45 |31 |72 |84 |86 (7
(Hours)

Solar Radiation | 17 |18 |21 |21 |20 |17 |17 |16 |16 |17 {16 [16 | 177
(M)m2¢d)

Evaporation 23 29 |14 46 |44 |38 (37 |36 [35 |33 (27 |21 ]339
{rmam/d}

Altitude: 8 meter(s) above MSL, Source: BMD 2003,
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5.2.5 Rainfall;

The general pattern of precipilation {which consists entircly of rain} fellows the
monsoon pattern with the cooler, drier months of November to March, increasing rains
in April and May and highest rainfall in the summer months of June to September when
the prevailing wind dircction from the southwest brings moisture laden air from Bay of
Bengal. Averape monthly rainfall values for Dhaka ure given in Table 5.4, The highest
average rainfall occurs in July, which is 337mn and 373 in Banam and Nawabgan)

station respectively.

The cool season n Bangladesh coincides with the period of lowest precipilation where
highest precipitation oceurs in the wet scason. As a result of the greater cloud cover
during the wet season, average hours of sunshine are least between June o September at
about 5 hours a day. This higher incidenec of cloud cover has great significance {or the

stability of the almosphere and hence dispersion of atmospheric pollutants.

Table 5.4: Characteristics Rainfall in Dhaka (1990-2003)

£ e
E g = & = = Zl 2 2
~ = |&/g/82 2|82 |2 ¥ 8[Fc |7
Stalion 1D CLA2 Banani
Average  rainfall 11123 |64 | 126 (335 | 290 [ 377 | 325 (293 |17 (31 |12 (2063
{mm}
Average rainy day 2 |2 (3 |9 14 1% |23 |21 17 (9 |3 0
per moith
Station 13 CL 9 Dhiaka PRO Nawabganj
Average  rainfall O |24 |68 (112 [353 | 264 [ 373 | 295 (274 |148 (31 |14 |2039
{mm}
Average rany day 113 |5 |7 14 17 |21 |22 (16 |9 301
per month

Source: BWDE 2003
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5.2.6 River system and hydrology: -

The Buriganga River bound Dhaka city to the south, Turag o the west, Balu to the sast
and Tongi khal to the north. The storm run-off from the study area is drained to the Balu
River through Begunbari Khal. Balu River runs mainly throuph the extensive swamps
of Beel Belai and those in the eastern parm of Dhaka. jeining the Shitalakhya near
Demra. It has a narrow connection through the Suti Nadi near Kapasia with the
Shitalakshya, and also by way of the Tongi Khal with the Turag, there is also a link with
ihe Shilslakshys near Kaligan). Although il cames Moodwaler from the Shitalakshya
and the Turag during the flood season, the Balu is of imporiance mainly for local

drainage and access by small boats,

The present hydrological condilion includes rainlall, water level, {lood sensitiviry and
water discharge of the study area. Hydrological analysis was carmed out based on data
sets frem the BWDB end SWMC. Frequent rainfall data analysis of a number of stations
of Dhaka city and its surrounding areas, annual highest water level for a number of
gauging stations plus annual maximum discharge ef one gauging station on the river
systemn which influence the flooding and drainage sitnation of the greater Dhaka city

havc been evaluated.

52.7 Drainage:

It is found that at the Tongi Khal, {loods always {low north o south, however, at the
Turag River, floods sometimes fiow from north to south, sometimes south to north. A
balance ol discharge upsiream of the Turag River seems to be the cause of this flow
paltern. Floods oceurred mostly when heavy rain coincided with high river stages of the
Ganges and Brohmapuira nvers. However, the Balu River and connecling Begunban,
Jiram and Armr Khals are being used as drainage network in the eastern part of the city.

The drainage basin system of Greater Dhaka is shown in Figure 5.5,
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5.2.8 Flood sensitivity:

Annual flooding in the monsoon period, characteristically, submerges Lhe
eastern fringe and the wealher becomes dried np in the early lean season. In
the late dry season {February - March), the small ditches in the area are
dried or nearly so, depending on Lheir bed elevation relative to ground
water. Water levels in Lhe adjacent of the Baln River control snch elevation.
Under this condition, there is very litlle exchange of water between
npstream/downstream of the Balu River or depressed areas and its
surroundings as rainfall, evaporation, spill or seepage. During filling [rom
April to Angust, water enters into the EFAs as rainfall, and by seepage of
the Balu River through the gronnd or over river flooding.

According 10 the FAP-8A (JICA, 1992), the external and initernal (loods affect the
eastern part of the city annually. Overflow of surrounding river causes exlernal {loods
while storm water flooding due to insufficient drainage facilities causes internal [lood.
JICA team hod conducted a survey under the FAP-BA project in 1991 covering 118
sqkm in the easiern part and a part of Greater Dhaka of west (47.74 sqkm) with bult-up
arcas and drains off eastwards 1o the Balu River. It reveals that 47 percent area 1s
usually alfected by annual flooding. Most of the lands are submerged dunng this
season. Rural villages and settlements are likely isolaled but still flood-free because
their houses are buill a litlle higher than the annnal flood stage. The flooding areas are

shown in Map 5.2,

The eastern part has been flooding from long lime during the wet season. and lums into
vast water body; as a result. kufcha roads and fannlands po under water. However, in
lean season such lands are used for agriculture purposes. The ilood siteation records of

Dhaka have been shown in Table 5.5.
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Table 5.5: Analysis with the Inundation/Flood Depth Mups

Yeurs {flood Embankment Peak flocd or ITWL ¢ Area Range of depth
afected) {with/without} average WL inundated Inundation {m)
sgkm

1988 flood Without Peak Flood 247 0—7.350
1988 flood Without Average 183 0-6.11
1829 non-tlood Without HWL 156 0-530
1988 non-flood Without Average 148 0-5322
1997 non-Meod With HWL 118 0 - 560
1997 non-flood With Averape 109 -3.15
1995 flood With Peak Flood 164 n-7.14
19498 With Average 133 0 —6.40

Source: source: W and SWhC, 200

5.2.9 Natural fault and earthquakes:

Bangladesh is one of the most disaster-prone countries in the world. It is vulnerable to
wide varely of natural hazards, viz flood, storm surge, drought, riverbank erosion and
earthquake. Bolt (1987} analysed the different scismic scurces in and around
Bangladcsh and arrived at conclusions related to maximum likely eanhquake magnitude
{Boll, 1987). He identificd four major seismic sources like (i) Assam Faull Zone, {ii}
Tripura Fault Zone, (in) Sub-Dauli Fault Zonc, and (iv) Bogra Fault Zone. The
magnitudes of earthquake suggested by Bolt are the maximum magnitude peneraled in
thesc tcetonic blocks as recorded in the hisiorical setsmic calalogue. The historical
scismic catalogue of the region covers approximaitely 250 vears of rceent seismicity of
the region as such a meager database does nol provide true picture of scismicity of the
tectonic provinces. For exanfple, the Assam and the Trnpura fault zones contain
significant faults capable of producing maguitude 8.6 and 8.0 carthquakes respectively
in future. Similarly maximwun magnitude of 7.5 on the Richter scale in Sub-Dauki fault

zonc and in Bopra fault zones is not unlikely events.

Dhaka appears o have one of the highest values of earthquake disaster risk (Cardona et
al, 1999 mainly due to its vulnerability and poor emergency responsc and recovery
capability (4). The CTAs in Dhaka natural faults exist which arc vulnerable for massive
urbanization according to the records of Geological Depardment of Bangladesh Map 5.3,
One of the faults exists at Rampura on Begunban khal and it goes towards northeast that

makes it vulnerable to unpredict seitlements increase earthquake risks.
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Geo-physical condilions are not favourable for vertical expansion and heavy
construction. Under the circumstances, at the fault zonc and surrounding should

critically examine before allowing vertical expansion of structurcs.

5.2.10 Land use patiern and change:

DBefore 1970, the eastern part of Dhaka padicularly in the study area and its
surroundings were mostly low-lying areas and a few sctilements existed there. In the
lean scason, this area is affected by annual Nooding. Recently, the land use information
has been collected through a field survey and the survey is categorized inle four broad
categores of the study area. which are cultivable lands (agriculturc), homesteads
(settlcments), water bodies and non-cultivable Jand, The information is presented in the

following Table 5.6.

Table 5.6:  Land usc in the Study Area (EFAs)

Unions Land use area in percentage
3. No. Mnions and area Cultivable Homuesteads Water Mon-
(hectare) tand bodics cultivable

land
| Beraid (1662.93) 3463 1420 27.52 3.65
2 Satarkul [1316.25) 3270 19.75 2322 4.33
3 Demra (768.29) 51,17 20,29 2342 5.12
4 Dalchinkhan (37 26} 49,54 2801 16 37 6.08
3 Cantt. Ward No. 75 (319.95) 6.8 3542 2.17 26.23
& Meradia Ward HNo. 36 34728 17.54 1504 33.14

(72.09)

7 Badda Ward Mo, 74 (471 83) 24,30 39.82 11.03 24,83
Tatal 4646.60 3R07 25.01 21.28 14.76

Source, Fisld Survey, 2003,

Cultivable land: Beraid, Satarkul and part ol Dakkhinkhan unicns are identified as
prime agriculture zone with a few scatiered settlements. It was mcnlioned before that
most lands in the EFAs are brought under cultivation in lean season becausc the annual
flooding in monsoon submerge the areas, and the part nsnally urns into a vast water
body after the monsecon ends. Therelore, there is no scope to cultivate farmland in the

areas during the rainy season.
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Homesteads (sctilements): The existing homesteads arc highly scattered. Most of the
seiflements are found at Satarkul, western parl of Dakkhinkhan and Cantonment Ward
no. 75, Satarkul, Beraid and Demrm unions are rural based and their houses are built by

mud, lin, thatch, bamboo cte.

Water bodies: Waier bodics of the areas include open kAals, natural water bodies,
ponds, wetlands and depressed land where water is stagnant throughout the year. The
maximum low-lying areas are found at Satarkul. Dakkhinkhan and Cantonment ward
no. 75 unions {photo 5.1 and 5.2}. To develop the housing projects and bujld homestead,
land digging is going on at Dakkhinkhan and Cantonment Ward ne. 75 unions.

Non-cnltivable land: Most of the pon-cultivable lands are along the main and
secondary roads and these lands are nol brought under cultivation. In the process of

urbanization, thc areas are going to be developed through earth filling.

'y
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Photo 5.1 Low Iving aren at Saterkul [15-03-2003)

[ -
ir.
L

4, 5 r
Photo 5.2 Existing canal at Saterkut (15-03-2003)




161
5.2.11 Chanpes of land use:

Analysing the image ol 1980, 1998, 1996 and 2000 of Dhaka, it is found that the EFAs
are being urbanized gradually. Beforc the 1980s the eastern parl of Dhaka was mostly
open water body where the areas were scasonally used for agricultural purposes. The
land use chanpe started in the FFAs afler PLDCs' intervenlions starled. Maoreover,
constnuction of Rampura-Biswa Road also provides a platform for peripheral
development of the EFAs. Analying the image of 1996-2000, the broad land uses like
agricultural land setlements and clesed water bodies and iis changes in study area frem
1996 to 2000 are presented in the image. The analysis of ihe image is presented in the

follewing Table 5.7 (see Figures 3.5 and 3.6).

Table 5.7: Land use Chanpes in the Study Area from 1996 to 2000

Image Agricultural land Settlements Closed Water
(hectare) {hectare) Bodies {hectare]
IRS-IC Pan 2538 94 982.79 110687
Image 1596 {55.04 %) {21%0) {(24%)
[RS- IC Pan 6,080.62 1023.00 1162.95
Image 2000 (33 %) (22%) (23 %)

Source: IRS- IC Pan Image 1996 and 2000

It iz revealed that all Iand is gradually being converled into human settlements. The
seasonal apriculture lands are reduced on the one hand, and the closed water bodics
have been increased on the other hand. Water bodies like khals, ponds, and depressed
low-Tying areas have becn squeczing due to unplanned establishment of setilements by

human intcrventions.



Changing Landuse Scenario of The Study Area 1996 to 2000

Figure (Image) 5.6 Landuse of Eastern Fringe in 1996

Source: CEGIS (Cenire for Eovironmental Geographic Infarmation Services)
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Figure (Image) 5.6 Landuse of Eastern Fringe in 2000

Soguree: CEGIS {Centre for Enviroamental Geographic Information Scrvices)

91
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5.3 Socio- Economic Conditions of Houscholds:

The socio-economic survey of the study area represents thc understanding of
demographic characteristics of habitants, occupalion pattern, and income status of
households, land value, sources of waler supply, drainage, and sanmitation facilities.

Under this study, 400 households were surveved in the study area at mouza level in

2003, The following analysis has undertaken on the basis of survey findings.

5.3.1 Dcmographic characteristies:

The demographic characteristics of 400 sample households are analysed comprising

populaiion, male and female, household size and densily. The total population of

400 households is 2152, The size of houschold 1s 5,38 persons, which is smaller

than the national average.

Table 5.8:  Population of Surveyed Houscholds in the Study Area
Thana Union Mouza Population
Male Female Total
Gulshan Beraid Bara Beraid 208 194 402
" " Chhota Beraid 24 20 44
" " Bara Kathaldia 44 3 T8
" " Nigur Aplaid 40} 26 T
N " Patira B0 o0 170
. " Paschim Haradia 14 18 3z
v " PPurba Haradia l4 ] 20
" " Dummni (Part) 38 26 fd
Demra Demra (Part) (Gazaria o5 as 182
" " Masirabad {Part) 41 24 64
" " Mandipara (1*art) 22 14 36
Gulshan Satarkul Bhatara { Part) 138 148 286
" ! Satarkul 102 54 156
" " Sutibhola 3 18 26
(iulshan Dakkhi Khan (Paril) | Barua (Part) 16 10 20
Sabujbagh Ward No. 36 {Part) | Meradia (Par) 18 6 24
Cattonment | Ward Mo, 75 {Part} | Joarshahara {Part} 136 130 266
Gulshan Ward No 74| Badda (Part) a5 a4 180
{ Part)
Gulshan Ward MNo. T4{Part) | Ullon 15 16 14 E1)]
Total 1150 1002 2152

Source: Field Survey, 2002
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A large majority of the population in he area was below the age of 30 and their number
{s almost 70 percent. Literacy level is 30 percent where male residents are more [iterate
than the fecmale population.
The survey findinps reveal that mouza Ullon, Badda and Cantonment Ward are
becoming dense rapidly. Improvement of road infrastructure, installation of gas and
clectricity lead to increase the density in such arcas. It is found that migrated population
comes from different areas, particularly southern part of the country. River erosion and

ather natural calamilies have pushed them out of their native villapes.

5.3.2 Occupational patterns:

The primary occupalions of the people in the EFAs are agriculture, fishing, boating and
house works. The occupalion pattern has been changed recently and most of the
household members are engaged in inore than one job. The types of occupation and
chunging pattern of surveyed households in 1995 and 2002 arc presented in the

following 1able:

Table 5.9: Primary Occupation Types of Houschold Members in 1995 and 2002

Primary 1695 2002 Remarks
Oceupations Percentape Pcreentage

of houschold | of household

members engaged | member engaged
Agriculture/ 52.00 43.00

Members of houschold are
encouraged in scasonal

Cultivation

Dusiness 6.0 13.10 employment.

serviee 4.00 10.50

Fishing 6.00 340

Boating 3 40 1 50 More than 50% houschold
members are engaged in

Unemployment 7.5 6.23

Wagce l.aboures 910 11.75

Source: Field Survey, 2002

The survey findings state that the people, who were traditionally farmers, hHsher,
boatmen and house-workers, arc now shifiing to business and (rade. It was also found
that in the rainy season, agricultural labourcrs are usually engaged in landfifling
activities. Educaled family inembers are working clsewhere in the city. The movement

of pcople has increased due lo improvement of road infrastructure resulting in a good
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number of people gelling access to work in city areas. A large number of people are

engaged in both farming and landfill activities during lean seasons.

The {ish production in open water bodies in the EFAs has been reducing gradually due
to water pollution and interventions from land development activitics by the PLDCs
{Photo 5.3 and 5.4.). In addition, landfilling aclivities on cunals and water channels
create obstruction for navigation in the castern fringe. Engine-driven local boats arc still
active in the region lor navigation during the monscon. These are used for moving

goods and carrying sand for land(illing.

The survey shows that 43 percent of the local population s agriculturalists and 9.73
percent household heads arc wapce labourers and most of them are poor. The marginally

poor households are forced to take up a second job.
5.3.3 Landholding and household income:

According to the survey in the study arca about 47 percent households are poor. On an
average, they own .08 hectare of land. About 40 percent households, who owned arable
lands, on an average have .094 hectare of such land. The second largest group is the
marginal poor, which is almost 35 percent or 6{} houschelds, with an average
landholding of .39 hcetare. About 13 percent households belonged to the middle class
and owned on an averape .88-hectare land. Aboul 11 percent households belenged to the
upper class. These households on an average owned 20 percent of all land in the village.

Their average per household ownership is more than 2.03 hectare.

In the study morea, the typically middle-income group has 45 percent of the local
pepulation having monthly income in between Tk, 3,000 and 5,000, and 24 percent has
income belween Tk. 5,000 and Tk, 10,000, The higher middle income 1s seven percent
of the population having monthly income above Tk. 10,000, The lower income group is

about 18 percent, while the low-income group is only about six percent.

Most remarkable thing is the similar income between ihe poor and marginal peasants of
the study arca. The poor are taking the opportunity in off-farm employment as
rickshaw-pullers and labourers bul the marginal peasants have very limited scope lor
cmployment. The poor are complelely depending on cash income while the marginal
households engage more of their time for cultivation, but they are not rceciving

equitable returns.
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5.3.4 Land value:

‘The land value in eastern fringe of Dhaka has been increasing for a long period. Before
1970, land value of the city and its periphenes mncreased slowly. After the 1970s, land
value of the arcas had increased due to demand for urban land. The values varied

depending on localiens and sites and classificalions of land.

In the 19803, mainly different actors like the PLDCs, housing cooperatives, individual
households and land brokers operated in the land mmarket. The govemment’s
imvolvement in the land market was almost absent, but in an indirect way, it participated

in markel supplymmg residential, commereial and industrial plots.

The PLDCs are duing monopoly business in the EFAs. The companies are dommating
the market since 1980. These companies engaped local dafals to purchase land for their
projects through negotiation with private landowners, The land valuc of the study area

has shown in the following table.

Table 5,14 Land Value in Eastern Fringe from 1970-2302

fTaka in Thousand)

Ycar Range of Land value Averape Increment Increase
Taka / per hectare Taka per/
heclare
1970 374 -523 445 Based
1975 673 -748 711 | 11.67
1980 858-1047 973 19.01
1985 1871-2245 2058 4131
1950 2619-1843 273 47.85
1995 2993-3143 3068 50,32
2000 3203-3442 3368 52.28
2002 35923667 3630 54.84

Source: i. Field Survey of the Study Area 2002

During the period from 1980 to 1990, land value sharply increased. Active involvement
of the PL.DCs for housing projects is likely the main reason. The approval system for
projects in Frinpe was casier, and during tlus period the RAJUK approved a good

number of private housing projects.
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In 1990, the land wvaluc sharply dm;linacl .dua to strict government inlervention.
Individual landowners and different sections of the society doubted land whether the
lands were privately owned projcet lands or government Ahas land. These 1ssues made
litigation to approve the privatc housing projects. In these regards, the RAJUK served
notices to the companies as well as in newspapers to stop housing activitics in the area.

The land value slightly decreased due to RAJUK notifications; on the other hand, the

unauthorized housing prejects took place in different areas.

5.3.5 Infrastructure and social facilities

Most of the houscholds are not facilities by direct access to a molorway road. In fact,
only 25 percent houscs arc connected to fairly wide roads. The others have access only
lo narrower and un-surfaced roads or muddy roads. Some households have no road
access. These are 1o be reached by boat in rainy scason and on foot across fields in dry
season. The area s not yet connected to any ciry bus system. However, Ackshaw, cycle,

aute lempos (laking 10-12 passengers) and CNG taxi arc transports for most locals.

The study area is not yet facilitated by drainage network. A few parts of unions like
Breaid, Satarkul. and the Wards of Gulshan and Cantonment are providing pucea
drainage. But morc than 80 percent households use either kitcha drains or pucca drains.
All houschold level drains are connected to local canals or ditch areas and create water

pallution sources.

Water Supply: The survey findings reveal that only 10 percent households are [acililies
by piped water of DWASA while 63 percent households have their own pnivate tube
wells and 27 percent use ponds. canals and rivers. Most affluent fumilies in the area
maintain ponds within their home premises keeping rainwater [or dnnking purposes.
These ponds have been protecled from all sorts of water conluminalion. Farmly
members and neighbours use water of those punds for drinking, bathing and cocking
purposes. But open waler ol the fringe areas is usnally thickly conlaminated particularly
in lean season and it ig a cansing factor for waterborne diseases like diamrhoes and

dysentery. [{igh contamination level of water is come down during the monscoen.
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Sanitation and Sewerage Disposal: There is no {ormal underground sanilation and
sewerage network in the EFAs. About 15 percent households have installed scptic tanks
while 25 percent use pit ladrines for human waste disposal. Others use hanging latrine,
open ground, canal and roadsides. All the sewerape and waste dispese into the water

badics that lead o waler pollution.

Flectricity and Fuel: About 40 percent households have clectricity at home. Only 15
perceni households have gas utility until now, Firewood is still the predominant fuel

type while a sizeable number of households use kerosene for fuel.

Food Markets: A good number of small and medium types of retail firod markets exist
in the study area. This facility for local people is essential no doubt, but the generated
wastes in market areas are dumped ino the nearest water bodics and dilches. Aboul 80
percent arca is beyond the DCC jurisdiclion, therefore, these garbage mostly remain

uncollected. This is the main source of water pollution.

Social Cohesion: The EFAs are traditionally rural in its character. Recently, rural
community does not show a strong bond due to urbanization and migration process. On
the other hand, some degrees of conllicts between original residents and new selflers
exist. ‘The connectedness, networks and relationships among groups are an essential and
these are considered as social captial. There may be many diffcrent types of conneclion
between proups (work relationship. exchange of information. mutual help, common
celebrations, praver, marriages, and funerals). But the bondage among the

communities/groups is pradually slackening due to new settlements,

MNotes and References

1. Japan International Cooperation Agency (1991), "Flood Action Plan 8A, Supporting
Report", Nov, 1991, Dhaka

2. The geomorphic and land vse units for the area were identified using the Indian Remote
Sensing (IRS) —1C Pan image of February 1996, which were confirmed and updated by
field verifications, see Chowdhury, N. Y. (200]), "Impact of tand use change and
urbanizaiion on geomorphologic environment: A case study of eastern pad of Dhaka”

Oriental Creographer, vol. 45, no. 2, pp. 29-32.
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4, Chowdhury, Jamilur Reza (2000), "Seismic Hazard in Bangladesh and Emergency
Preparedness,” presented at Lhe workshop organised by ihe Ministry of Disaster

Management & Relief and Disaster management Burcan, GOB, Dhaka 18 May 2000,

5. Connectedness manifests itself in the different types of groups at the local level from guilds
and mutual aid socicties 1o sports clubs and credit wroups. ta forcest, fishery or pest credit
groups, to forest, fishery or pest management grovps, and to literary societies and mother
and toddler groups. It also implies connections to other groups in socicty, from both micre
v macro levels (Uphoff, 1993; Grootaen, 1998; Woeleock, 1998, Rowley, 1999), for
further reading, Pretty Jules and W. Hogh, "Social Capital and the Environment”, World
Developmeni. vol 29, pp 209-227.



CHAPTER 6: HOUSING PROJECTS IN THE EFAs: THREE
CASE STUDIES

6.1 Iniroduction:

This chapter, wilth some case studies, inlends o show how the PLDCs develep land for
housing projects and what changes have been brought (o local environment. The PLDCs
starled housing projects at the city periphery since 19805 specilically in the low-lying areas
where land price 15 relatively cheap (1) These companies usually acquire lands in the
diffcrent ways and prepare plan-showing sub-division of plots. After getling approval from
the RAJUK. PLDCs may promote sales activities of their plots. But mmany companies are
selling plots without approval through flashy advertisements n various media, Tlisg
chapler (akes up three land developiment housing projects as casc studies. which are located
at different areas of the EfAs. The exisling projecis in EFAs arc shown in Table 4.1,
Chapter 4. Recently, some new projects came in the sludy area (Photo 6.9 and 9.10).
However (he three projects are Bashundhara, Abtab-nagar and Basumati. Most of these
projects starled in the lale 1980s and they are being developed i phases. 1he projects
comprised privately owned seasenal agricultural lands, canals /thals, ponds, government
khay lands and lands of the Court of Wards.

The projects are located on low-lying areas and the conlour height of the areas ranges from
two melres to four meters while the sumrounding urbanized area is about seven to eight
metres elevated. The gencral contour heiglht of the filled areas 1s between feur and eight
metres while normmal flood-frec level for Dhaka is six meters. Some arcas are vulnerable
and environmentally sensilive in tenns ol natural Tault. Within the project areas, Tocal
Government has constructed some katcha and semi-pucca rad under the ‘Food for Works
Propramme’. On the other hand, within the project areas the internal primary and

secondary roads are being constructed as per layout plan of the project.

Previously an excellent network of canals existed in the area which were used as natural
out-lets and also for navigation in thc monscon. The canals, shown in Cadasiral Map
(Mouza map), are about lo Jose their courses duc to land filling. In some areas, the canal
nctwork is still used for fransporling passengers and goods. The Balu River covers the
castern part of the Dhaka and ihe canals arc linked to this river. The iniemal khals Tinked
with cach other make a network. The major khals arc mainly Bepunbard, Jirani, Narail,
Fakir, and Dumri and so on. Begunban Khal covers Badda. Bepunban, Maohakhali and

Ramppura, Khilgaon and surrounding areas for oot-letting storm waler. The catchments
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arcas of Jirani Khal are Madertuk, Kadumlala, Goarn, Nandipara and Trimohoni areas. At
the same way, Fakir Khal works as the out-let ol Joarshahara, Bhattra and Kathaldia.
Engine-driven country beats and other wvessels are sill llying in these canals for

transporiation purpose, which was discussed in Chapter 5 and Chapter 7.

The silt and clay are prominent in the upper layer of the soil having an approximate
thickness of 5 to 20 metres in Dhaka city and its surroundings. Sands occupy the major
portion of the lower deposits. The soils of (he project area fall into three main classes
namely the red clay ol Modhupor Tract, the ordinary beel clay and the marsh clay and peat
are the combination of alluvial and patudal deposits. The red clay when dry is exiremely
hard, and it becomes slippery rather than sofl when cxposed to rain. The beel clay 15 siafl
clay deposited on the bottoms and edges of beels. 1t is most comunon in the natural khals
and along the dvers and in many places mixed with the decayed remains of aquatic plants.
This clay 18 sofl in nature. Marsh clay and peat are common in beel and it structurally
controls depressions. The soil of Dhaka city is ¢lay layer al the top followed by fine sand
and silt layer al a depih of about 50 metres.

According 1o FAP 8A conducted by NCA in 1992 the condition of soil aleng the
Begunbari Khal and surroundings conditions are: (i) surface layers with thickness of
around cight meters are silt or silt without clay, (1} The non-cohesive soil appearing about
8 meires below the surface mainly consists fine to medium sand with silt. 1able 6.1 shows

the sub-soil consists layer (2).

Table 6.1: Sub-soil Consists Layers

Layet Depth Thickness | Material N- Value Solidity

{metre) {meter}
Upper 0-20 520 Grey silt w/sand 0-3 Very soft
layer or clayey silt wisand
Middle | 5-25 5-7 (irey or brown silt | 5-20 stiff
layer wisand or fing sand

wigilt

Lower | below 25 | - Grey or brown sand | Ower 20 Very still
laver silt or find sand

Source: FAP 8A Supporting Repori 11, JICA, 1992

The lower layer, having N- values of over 20, is presumed o be a suilable soil layer to

support the major structures.
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The land usages in the project and surrounding areas have been asceriained that about 70
percent land is presently under [ow-lying areas and annual flooding submerge these areas
during the wet season. In the lean season. most lands become dry and fit for cultivation.
Some slum and squatter serlements are taken place in the FFAs without infrastructure
falsities (3. The DMDP indicatcs the whole arens that are urban fninge. The presence of
natural fault prohibits high-nse construction in the EIFAs and house/plel buvers are not

made aware of this situation. {(Map 5.3).
6.2 The Projects:
6.2.1 Bashundhara land development housing project (BLDIIP):

Bashundhara Land Developmeni Housing Project {BLIDMP) is the largest project in the
EFAs. The project location is situated in the eastern side of Progati Sarani and the
portheast of RAJUK s Baridhara Model Town. The project comprises parts of mousa of
Joarshahara, Bhalara, and Kathaldia under Gulshan Thana. A link road of about 24.39-
metre wide connecis Bashundhara project lo Progati Sarant.

Initially, the RAJUK approved a layout plan of Basundhara project in 1987 comprising
123.53-hectare lands with blocks A to F (sec Figure 6.1) with cerlain terms and conditions.
During the approval, RATUK did not consider in pros and corns the present and fulure
conditions and their implications. The company is giving pressure and even using brulal
force on landowners 10 sell their land at the company’s quoled price. RAJUK wied 1o

monitor the project, but some time failed to do seo.

Frequent inspcetion of the Basundhara project area is not possible due to company’s
restriction. Now the company 15 seeking approval for its extended areas. Al the same time,
the CWPDPL obtained approval of a Concept Plan, where future extension is indicated.
Now they usc it as tools to acquire [ands from landowners, The individual landowners are

oflen pressurcd by the company to sell lwar lands at the company’s quoted price.
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Figure: 6.1 Layout Plan of Bashundhara Land Dev. Housing Project
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Figore: 6.2, A Colourful Advertisement of Bashundhara Flousing Project
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Al present, the company seeks approval for the second phase of the project. In the previous

layout plan, a lot ol deviations were made in first phase plan. The deviations were:

In the plan {approval form RATUK), the street network wag lad down in a gridiron patiern
and there were adequate provision of all infra-structural facHilies. Durmg implementation
slage, 1he provigion of road infrastructure and facilities have been changed;
Plots were crealed on the reserved land for services and cormmunity spaces,
The company was also {illed up a sonorous low-lving arca including and retention areas

and son on.

In the project design, road network was indicaled as gridiron patlern and provision for
common services and facilitics were shown adequately, but in the implementation stage it
was devialed [fom the plan. However, the project {previous one and its extension) are
summanscd in Table 6.2.

Table 6.2: Project Phases, Blocks and Areas

Phase Blocks Mouzas Area Plots size | Comments
{hectares) | {sq.metre)
A, B, C, | Joarshahara {p) | 123.53 200-700 Most of the plots
Phase-1 D, [, [ | Bhatara{p) were sohd out
{part} Dadda {p)
T {part), | Kathaldia {p} 381.50 200-700 Incremental  land
Phase-1 G, 11 1, L, | Joarshahara (p) filling activities are
(Revised and | K, L - Badda {p} continuecd.
extension)
Phasc-11 M, N, 3, | Kathaldia {p} 800 200-700 Maximum land is
5 Batarkul (p) in low-lying arcas
Future and use for
Extension agricultural
purpose seasonally.

Source: RAJUK Offtce Records, 2003
{Note: P means part of the mouza)

The land {illing activitics arc continuing in the project arsas and the company develops
plots for selling (Photo 6.1, 6.2, 6.3, 6.4). During lhe project preparation, the identified
relention areas and canals were not properly shown, The company has filled-up the
exisling channcla/khals for the interest of the project Belore taking the pmoject,
wpography of the arcas, flood control drainage nefworks and erosion measuncs were not

considered,
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Photo: 6.1 Land filling actvitles at Bhatarm mouzse under Bashundharm Housing
Project [10-02-200]) ’

Photo: 6.2 Land filling activilies at Bhatara mouza uvnder Bashundhara Houslng
Project |10-02-2003)
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Land Owncrship: The company has been procuring lands from individual landowners,
govermment fAas lands and land of the Counl of Wards and others. Meanwhile, the
company obtained clearance from the MoL instcad of the Court ol Wards, The Court of
Wards still claims that about 39.46 hectares land (C.S. plot no. 3285, at mouza
Joarshahara) is under the project arca. Moreover, about one hectare land is government
&has land excluding the existing Akals (governmenl land), which are under the project

arca. The present status of land in terms of ownership is shown in the Table 6.3.

Advertisements: The company gives colourful adverliscments in daily newspapers,
radio and 1V channels to attract potential clients for buying plots/flats from their project
(see Figure 6.2A.). This advertiscment highlights project location, physical, social and
community facililies, environmental sonndncss and casy payment schedule ¢tc. But the

company usually (lashes cxaggerate statement aboul the project for the interest of their
business. Through this advertisement, the company atiract buyers.

Phase 1: Bashundhara Project (Revised and Extension):

Recently, EWPDPL has submitted revised Dashundhara project along with layout plan
and relevant documents. In (his pian the road network has been indicated 30, 25, and 15,
9 and 7 meltre wide. In this plan 59.17 percent (296.22 hectares) for housing plots and

apariment/condomimum block; 5.27 percent (26.38 hectares) for commereial;
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Photo: 6.3 Land flilling nctivities continue at Khathaldia mouzn under
Hashundham Housing Project |10-02-2003]
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4.02 percent {212 hectares) school. college and university; .48 percent (2.40 hectares)
health; 4.04 percent (20.23 hectares) for religion purpose; 2.48 percent {12.42 hectares)
for park, open space and lake; and .21 percent {1.05 hectares) for utilities. In addition,

24.33 percent (121,80 heclares) lands are prescrved for urban facilities.

They cbtained ownership certificate {rom DC office, clearance from DoE and Dhaka
Urban Transport Coordination Board (DUTCB) and other agencics. Most of the
¢learances are given with certain terms and condiions. It appears that the clearance
from different agencies needs to be properly re-examined. The Jandownership of the

project is given below:

Table 6.3: Statement of Land Owncership (Revised and Extension Area)

Arca in hectare

Maouza Project Area | Purchascd Power of Baina Under Process
Attorney {for purchase)
Joarshahara | 302.04 267.03 12.57 4,80 17 55
Kathaldia 116.81 7623 23.22 346 139
Bhatara 74.53 38.43 10.71 529 2008
Barua 7.24 3.83 1.22 .19 1.90
500.62 J85.64 47.72 13.83 3343

Source: BLDHP office, 2002

6.2.2 Aftab magar land development housing project:

Aftab-nagar is another big housing project of the Fastern Housing Limited (EHL) in the
FFAs. The project is localed at the nertheast side of Rampura Bridge and adjacent to
Bepunbari Khal. The earih-filling activitics in the project area have been continued for the
past ten years (Photo 6.5 and 6.6). The project boundary has been gradually expanded to

the northcast direction.
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Bepgunbari Khal is in botween
Banasrce and A [tab-nagar project.
About two kilometres of (he
Rampura Bridge, the onginal
gcourse amd width of Begunban
Khal has been changed to a
sigmificant extant due w0 the
EHI’s development activitics.
The total canal length of
Bepunbari Khal is about 3,857
meiers and it covers about 14.42 hectares drainave zone (JICA Report, 1992). The internal

channels with the areas are connected to the main khal and these are cxtensively used as
out-lets io discharge storm water and liquid wastle. The collection points of polluted water
are Tejgaon Tndusinal Aress, Mohakhali Tuberculosis Hospital and surrounding areas and
Moghbarar, Panbagh and adjoining areas. The EIL has rerouted Begunbari Khal, and is
filling up its linked chunnels for the interest of their projeet.

The EHL slso owns Banasree 1lousing project in the same area, The project comprises
160.28-heclares land and tands for the project were low-lying and it was liable to looding.
The conpany has implemented this project through landfills. RATUK approved this project
in 1985 with certain terms and condifions. The terms and conditions arc mainly
(1} approved layout plan cannot be changed, modificd or revised without further approval,
(i) land must be rased above food level, (iil) thc existing drainage nelwork
{canals/channels) cannol fill up, and (iv) this approval docs not mean land ownership
against the project.

The same thing happened in the case of Banseree Housing Project. From the heginning, the
company started to deviate Irom the approved layout plan because it intends to gain more
profit. About 70 percent land hiling activilies at ARab-nagar project has been completed
within 517.18-hectare lands; new low-lying lands are being included for ature expansion.
Morcoaver, for the project, Begunban Khal has been rerouted from its original course and
reduced in size for the aforcsaid project’s interest. In this case, Ahas land cxchange
agreement was between the MoL and EHL. This natural A4af is used to dischargc Dhaka's
storm water. The efTecliveness of Begunbari Khal has been disnipted due to the change of
the course of the project. Under the project, a huge low-lying area has been reclaimed and
changed from their eriginal character.
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Fhoto: 6.5 Land filling activities a1 Badda monzn under Aflab-napar
Housing Project | 10-02-1003]

- "'-'-.IL"t—t

Photo: 6.6 Land filling aciivities along the canal at Badda mouza within r
Afitabnagar Housing Project [10-02-2003]
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- g e iy
Land ownership: The company has been procuring lands through purchasing ffom

individua! landowners and leasing from the MoL. Il was found ihat some private lands are

being included under the project without paying compensation to the landowners.

However, (be company has registercd morc than 70 percent land under (his project. The
remaining privale lands are under baing. Within the project area, some lands are khas

belonging to the government and some are owned by absentee landlords.

6.2.3 DBasumati land devclopment housing project:

Ilirajheel Properiy Limited Company {HPLC) owns Basumaii [and development housing
project in the EFAs. The project is at the castern side of Bashundhara project sitc. The
project area comprises about 58 heetares land at mouza of Khthaldia and Joarshahara under
Ciulshan Thana. The project lands are low-lying and liable to flooding. A large portion of
project lands have been using seasonally lor agricultural purpose. Jamir Khal and some

channels (low within this project area.

‘The project owned Lwds are nol contignous. lhe landfilling activities have been stated
since 1990s at indiscriminate way (Photo 6.7 and 6.8). This type of carth [illing leads to
damapc wellands and distupis drainage network. threalening local environment. Marc
than 60 percent ol the project land is still privately owned. The project has been submitied
to RAJUK for approval withoul land ownership documents, clearance from relevant

agenesis and DoE.

The HPLC is under pressure to seil the Basumati projeet to EWPDPL company
(Bashundhara). The EWPDPL and Januna Group Limited {(JGL) have also purchased
surrounding lands of Basumati project to grab this project. EWPDPL has already starled W
oceupy HPL company's lands. The present activitics of HPLC are similar to other
companics as it i5 also [illing low-lying areas, occupying and encroaching privately owned
land, and grabbing kfuzs lands.

The EWPDPL has tricd to push out [IPLC from this area In order to do s, it started to
purchase lands sumounding the Basumati project with ulterior molives. At the present
position. most of the surrounding lands of Basumati project area are owned by
Bashundhara project (EWPDPL) therefore Bashundhara project area is gradually being
expanded.
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On the other hand, the JGL entered in (his area and are also into similar practices of land
filling aclivities, occupying and encroaching privaiely owned land and kAas land. This
company also iniends to occupy the Basumali project lands in the norhern side. Both
companies, EWPDPL and JGL are financially and politically very powerful. The contlicl

of land possession is prevailing among the EWPDPL, HPLC and JGL. However.

Basumati is at a disadvantaous position {or the following reasons:

s the project is almost 1solated from road access
« the project is surrounded by Bashundhara and Jamuna group
¢ HPLC is comparatively weak in terms of financial and political prowess

e RAJUK has not yet approved the project

» [itigalion of land ownerships ele.



184

Photo: 6.7 Land lilling nctivities at Khathaldia mouza under Bpanmat Housing
Project [10-02-2003]

Photo: 6.8 L.and Mlling activities at Khathaldia monza under Basumati Housing
Project [10-02-2003]



Photo: 6.9 Earmarked new project site by developer at Khathnldia monza
[07-03-2003)

Photo: 6.10 Earmarked new project site ot Khathaldia in the study
Area [07-D3-2(H)})
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6.3 Common Practices for Development of Housing Projects:

6.3.1 Land collection:

6.3.1.1 Purchase of private land:

The companies purchase lands at low-lying areas at cheap price and scll scrviced-plot at
higher pricc. They collect lands for their projects applying a vanous techniques. The
companies engape local middlemen, land brokers {dafaf) w purchase lands wilhin the
project area. Usually the brokers arc well acquainted with market conditions, keeping
conlact with Registrabon Office and they have expericnces on land transfer system. Broker
is in advantageous posilion because they usually have good connections among

communilies/societies so that they know prospective buyers and sellers.

Land brokcrs nepotiate between the buying companies and sellers, and lake fees from both
parties. In most cases, brokers reson to dishonest means, for exaniple, by selling land with
disputed ownership, selling land in the absence of owners by using false documents and
sometimes selling the some parcel of land o more than one purchascr. 'The brokers apply
tactics to encourape landowners to sell lands to the companies and they have an important

rolc in the negotiation (4).

Individual {andowners sometimes are forced by the company to sell their lands at
company’s quoted price, This situation started duc to company’s strong intervention and
reson to physical lorce o compel local people to scll their lands to companies. In is way
die landowners are pushed oul Irom therr land (vitfa) and they become landless.

Druriag the survey, we interviewed a lot of families affected by the PLDCs. They expressed
their prievances against these coinpanies and said they were deprived of their land pricc
from the actual market price. Initially the companies oliered them market price for their
land and made (emporary agreement or dginag, bul laler the compamics raised a lot of
questions regarding land ownership such as Jand ts hitigated, land belonging to other
shargholders, land position deviated from the documents and complaints against the
landowners ctc. laking advantage of these [ake complaints, the companics force
lundowners to sell their fands at the company’s quoted price. Sometimes landowners do
not receive rest of the paynient for the lands other than the baina amount. These privale

companics often sell plots within Ahas Khatians (government lands) keeping the clients in



187

dark aboul the land status, and put their ¢lients in problem as such lands cannot be
registered. The PLDCs also do not have any provision for rchabilitating the alfected

familics in their project areas,
6.3.1.2 Primary land agreement:

The companies make primary agreement (fiana) with landowners. The companics usually
make a small down payment and then prolong payment of subsequent payment for years
together and create an artificial litigation on land titlc and other lund issues to hold
individual lands. As a result, the suffering of landowners becomes acule and painful
Under this circumstance, the landowners are usually deprived of full paymenl of land
against their land as per the agreement. Ultimately, they are bound to give regisiraion to

the companies at companies quoled price.
6.3.1.3 Private lands:

In some cascs. the companies bring individually owned lands within their project boundary
by purchasing surrounding lands und individual landowners are resiricted from access to
their lands. Thus, thc landowners lose physical possession to their land. Under this
situation, the individual landownership becomes demoralized and vsually landowners are
bound to sell iheir lands to the company at ils quoted price. It is a major set back to
implement privale project. In this situation the company can request to govermiment as per
PLDHPR-2004 to acquire lands and handed over to the companies for intcrest of the
project and the company bear acquisilion cost. It 1s discussed details in Chapter 4.

6.}3.1.4 Absentee landowners:

Within the vast low-lying areas of the EFAs, the number of absentee landlords is
significant. In this connection, the land tille document 15 not properly maintaining the
concern office. The companies are taking the opportunity and acquiring such lands. In this
case, companies make false documents and appear persons as landowners and complete
the registration. In this process representatives of (he companics local dalals, Sub-

Registration eflice employees are directly or indirectly involved.
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6.3.1.5 Government land:

The companies intend to prab government khas lands, which are available within the

vicinity of their project. The government land includes canals, tanks/ponds indicaled on

mouza maps (scale: 1:3960), The kfas lands are not always demarked in map. In many

areas the government khas {and are leased-out to the companies that necd W review,

because sometime the compunies extended their area in government owned land.

Moreover, the following problems are laced in public land:

6.4

litigation en land ownership about povernmenl fhus lands

damage cunal networks (indicated in mouza map), which lead to walter logging and

{looding

destructicn of the natural landscapes and change in the character of the areas

loss of agriculiural lands and reduces agneultural productivity ete.

Development Constraints and Opportunities:

The development conslraints and opporunities in the EFAs are indicated in the DMDP and

these are verified during the survey and field visit and these are summarised below,

Development Constraints;

A system of canals fairly covers the arca providing walter transport and olher access
facilities are very limited. The watcr lransport and drainage network arc under threat
due to indiscriminate land-filling activities of private developers

As estimated by FAP-8A study JICA 1992 that about 12.5 percent arcas should be
reserved as retention ponds. In order to realize such proposals, arcas for retention

ponds and east-west polders should be reserved

(Feo-physical conditions are not favourable for vermical expansion. Rumpura Fault on
Begunbari-Jirani Khal makes the area vulnerable W unpredictable settlements in case

of eanthquakes

The private developers arc not taking into account the FAP-8A requirements or the
geo-physical constraints. Further analysis of the Rampura Lault line and geological

condition should be madc to ensure proper development
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+ PLCDs developers have been destroying the effectiveness of Begunbari Khal. which

drains out one-third of Dhaka's siorm and wastcwaters

¢ Absence of local admimisiration makes the delivery of essenhial services difficult

Development Opportunities:
¢ After construction of the embankment along the Balu River a vast arca will be free
from annual flooding and thereby augment the supply ol [lood frec land for urban

development will enhance

¢ The proposed east-west roads and north-south roads will provide access facilities

in the arca

o A very large pan ol the zone will be freed fur development purposes as such
devclopment of this area can be steered in a planned manner
Private dcvelopers are developing 2 substantial portion of the arca and (hose are

coordinated and managed

6.5 Environmental Issucs:

Environmental issues in the EFAs are topography and land slopes, existing vegetation and
land usc partern, sanilation and habilat-environment, water supply, disposal of solid and
Lquid wastes. ‘The present development trends in the eastern fmnge have posed
environmental Lthreat to the areas. The arcas have been considered as a reservoir for a long
time where storm water of the eastern part of the city run ofT through internal fhals (5). The
development activilies damage naural landscaping and changing the character of the areas.
At the same time, loss of agricultural lands and reducing agriculmiral productivity are
occurring. The urban areas upstrecam cannot discharge slorm water adequately in the

natural reservoir.

About 12.5 percent area in the EFAs is retained for relention purposes to proteet the city
lrom [lood and preserve environmenial quality of the eastern parl. The upstream waler is

ohstructed to discharge adequalely earth activities, which is the main cause of flooding.
Indiscriminate land filling at Basumit project damaged the drainage network and reduced
wetland areas. It has negative impact on the local environment. The retention amas are

lenmtively indicated in deepest low-lying areas wherc internal khels and channcls are
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linked. Presently, the canals are not funciioning adequately for drainage and navigalion

[UTPOSCS (6).

The SP (DMDP) acknowledges that even without thesc changes, new land conversion will
continue i occur, particularly in locations adjacent to presently developed and developing
areas and in spite of high flood risk and a capacity of infrastructure services and other
social and communily services provision. This form ol development is taking place in the
absence of any planning and development comtrol and wilhout any duc regard to Dhaka's
fragile eco-systemn and natural and vulnerable drainage system. There is clear cvidence of
this at the sitcs at Kuril and Meradia, Private sector interests have been acquiring large
tracts of fringe urban land, filling the land with loose and cxcavated soil of inherent
unstable gualities and ignoring geological evidence and data regarding envirommental
consequences, the potential and increased risk of subsidence and watcr logging of land-
filling these areas. The SP {DMDP) advocates that private sector intervention in the land
market should adhere (o the basie planning principles as laid down in the SP and the UAP.

The PLDCs are looking for the opporiunities to conver such lands into residential or
commercial plots. Allegations run high ihat the PLDCs are motivated primarily in making
high profits and arc often invelved in fraudulent land transactions. In this process of
development, they almost ignored the Master Plan provision. existing policies and
provisions ol T Act 1952 and BC Act 1853, The PLDCs” tendency is to slarl land
collection and {illing those first, and then they creale pressure to the authorines concerned

(RATUK) from influenlial comers to obtained approval for the project.
6.5.1 Implications of development activities on environment:

The quality of urban cnvironment in Dhaka 15 gradually eroding. This could be accounted
to several reasons, which include: rapid urbanization. high population growth and
concentration of polluting in urban areas. The urban environmental preblems are
associated with damage of land and water contamination, air pollution, inadequate solid
waste disposal, river pellution, loss of agricultural land, preen spaces and defurestation etc.
These activilies have a great negative impact on the health of the city dwellers, and the

urban poor sufler most.

The extraction and depletion of natural resources are imporiant concern for any city. Cities

require vast quantities of rcsources for ils inhabilants and cconainic activities. The process
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of natural resource extraction also gives severe impacls enviromment. It alters natural

habirants. increases land congumption, contaminates water, and exploits farming lands.

Presently a good number of housing projects in different size are been develop in the EFAs

and serves undying. The hazardous activities of these projects are:
i. Incremental land activities, reduction of wetland, retention ponds and canals;

1. Local geological struciure, geo-physical cenditions and hydraulic cffect in the
EFA, are not taken into consideration by the projects:

iii. Rapid change in the original land use character have adverse 1mpact on
occupation pattern and aesthetic views,

iv. Squeezing seasonal agricultural lands and reduce on productivity;

V. Demarked Khals {canals) in mouza map are being gradvally squeesed up by
illegal occupation;

vi. Incrcase in landlessness and need to be resettled.

6.5.2. Laoss of agricultural land:

The conversion of prime agricultural land to urban use may have ncgative impacls.
Scasonally, the project lands are used for agrcultural purpose; on the olher hand, these are
also used for fish culture. Fish and fisheries have been playing a very significant rolc in the
nutrition culture and the city cconomy. Not only additional farmland have w be found
elsewhere, but also has to be carried {o greater distance or imported and stored for longer
periods at higher cnergy costs. Moreover, this will tend to increase food cost for consumers
as well as cause envirommental damages (air pollution and waler contamination etc.).
Conversion of agricultural lands inlo urban uses also may increasc the total amouni of
tunofl gencrated from rainsiorm, and threaten to replace the visual amenities of rural and
pastoral landscapes (Mekvichai ci al. 1990). Notwithstanding thc potential negative
itnpacts, the loss of agricultural land is not a scrious problem for most rapidly growing
cities. The conversion of agricultural land into urban residential or industrial use reflects its

lower value relative to urban land value,

6.5.3 Loss of weilands:

Understanding the imporance of existence of wetlands it {s ighly nceessary to protect

themn and make them suitable for judicious use of machined. Wetlands are important biotic
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habila, and s0 their protection and preservation is & must desiruction activities by PLDCs

and others should immediately to stop for the greater interest of the ¢ity as whole.

Huge chunks of lowland have already heen filled up with many trawlers and engine boats
carrying carth to the areas of Banasree-Altabnagar and Bashundhara projects. The
companies have reclaimed these areas W expand their projects without obtaining proper
approval from concern agency. Meanwhile, specialisls have expressed concem over such
indiscriminate filling of low lands and cautioned thal thms would result in ecological
disaster and massive NMooding. According to the DMDP plan (SPZ.12, IDhaka Urban Plan
1995-2005) northwest part ol Rumpura Bridge arcas arc marked as an earthquake fault line
(Chapter 5, Map.5.3).

6.6  Justification of Public Sector Housing Projects:

People are always altracted to buy RAJUK plots as the land price is reasonable, services
are ensured, lransfer of land is permissible, land can be iransferred back to the RATUK,
deposits can be wilhdrawn etc. In contrast, private companies do not provide such

farilitics.

Bui people are questioning why the RAJUK is tmplementing their housing projects in low-
lying areas like the PLDCs. Allegations brought against the RAJUK arc: (i) whether the
RAJUK project lands are in conformity with the provisions of the DMDP (1993-2015); {ii)
whother the projects are disastrous for local drainage and enviromment: and (ii1) whether

alfected people are rehabililated er nol.

In reply to these allegations, the RAJUK resolves that the project areas are in conlommity
wilh the provisions of the DMDP (1995-2015); all natural features like khals, punds, lakes
and wetlands are mostly incorporated i the projcets if those features fall within the project
areas; all sorts of mitigation measures are also taken up: road network, utilities services and
commen facilities ete. are provided according to the planning principles of the DMDP

1995-20135; all afiected familics arc rehabilitated within the project area in priority basis.
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CHAPTER 7: ANALYSING THE ENVIRONMENTAL IMPACTS OF
LAND DEVELOPMENT ACTIVITIES ON THE
ENYIRONMENT OF THE EFAs AND DITAKA

7.1 Introduction:

In the last chapter three housing projecis {as case study) were studicd in detail focusing
on land collection, landfilling activiues, development constrains, opportunities and their
implication. Thesc were analyzed and supporting evidences were presented in the form
of case studies. The present chapter analyses the impacts of land development aclivities
on the environmental condition of the EFAs and how it ultimately atlecls the
environmental condition of Dhaka city. From this chapier, it will be evident thai the
present land developmeni activitics undertaken by the PLDCs in the EIAs are a
deviation from the silamied objectives and norms of urban planning and urban

development staled in Chapter 2.

The objeclives of this chapter are to assess the impacts of land development activitics on
the enviromnental conditions of the CFAs. The basic objective is to ensure that nobody
is made worse ofl the environment in the study area. In order to achicve this objective,
all negative impacts have to be identified and quantify and suggest mitipation measures
of the land development projects. If possible quantify and suggest mitigation measures
of the land developmeni projects. The overall aim is lo ensurc that the projects are
environmentally sound and sustainable, following the international requircments laid

out in Agenda 21 of the Rio Convention in 1992, in which Bungladesh is a signatory.

The overall environmental objectives arc:
» 1o siudy the ceological system and environmental problemns in the project arca

» 1o assist planners, PLDCs, and decision-makers involved in the project in

preparing sustainable development plans and implementation

Land developments through filling of wetlands and low-lying areas in the TFAs
prompted urban  expansion, establishment of infrastructures  including  road
infrastructure, cloctricity gas and water supply etc. Urbanization enhances service
facilities (hrough cstablishment of residentiat and commercial industrial educational and

edministration areas, in addition to that motorized road network coniributing to
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economic development and cnhancing the guality of life. The demand for land within
Dhaka has increased tremendously as the mobility of urban, sub-urban and regional
commmuters has inereased. This hag initialed the ongoing development of housing

through land flling in the {nnge areas of Dhaka.

Linvironmental consideralions include topography, soil condilion, land use and land use
paltern, existing situational/plantation, building materials (raffic demsilies and
consequential air pollution, vibrations carthquake, sanitation and habitat-environment.

disposal of solid end liquid wasie, privation wetland and fringe arcas cte.

Earth-filling and inofrastructure developmeni, however. have caused widespread
cnvironmental degradation. Poorly planned development, malpractices in construction
activities and ill maintenance had far-resching and negative eflects on the environment.
The resulting damapes in many cases are permanent. The negalive elfects continue for a
long time and have lasting conscquences. The extent and coverage of such damage is
very extensive 1o fhe natural non-living as well as natural living and human
cnvironment. As discussed in the previous chapters, land development projects by earth
filling have caused, in most cases, minor to scrious damages to land, water and air. They
have disfipured topography and landscape, damaged soils, disrupted drainage systems,
contaminated water bodies and detenorated air quality. Land development by earth-
filling iz a major cause of damage o the natural living environment including ecological

destabilization, hahitat destruction, and damage to flora and launa.

The scope of environmental assessment in {his study covers the natural and human
environment, (heir interaction and any indweced change brought about by the land
development projects in EFAs. Tt also provides information on the trend of urban
cxpansion. The methodology covers review of cnvironmental policies, acls, laws,
environmental procedures and guidelines. The envirommental study covers preparation
of an Initial Enviromunental Examination (IEE) repor as this is the only assessment of

likely project impacts.

'L his TEE study is the result of a major review of literature studies and reports including

significani field data collection exercise, analysis and interpretation of their results.
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Data on topography. climate, hvdrology, ground E:ﬁe‘r, agriculture. fishery, ecology,

land uscs and public opiruon were incarporated in IEE study.

In addition the infermations were celleeted through gueshionnaire surveys at unions,
mouza and wards level and consultation with local people, elites and local lcaders.

Moreover, the expericnces of other studies and projects were gathered 1n the pmcess.
7.2  The Environmental Conditions of the EFAs:

7.2.1 Natural resources:

The wpography occupics low-lying areas between the Balu River (loodplain and the
castern fringe boundary of the Dhaka, The project arca turns into a vast water body and
become wetlands during monsoon peried. In the lean season, the area is dry and used for
cultivation purpose. By the seasonal fleoding, land resource, vegetable, plantation
conservation of water, soil, biodiversily prescrvation recreation services arc damaged.
According 1o the survey (2002), more general cconomic damage in agriculture and fish
{in open water) productivity has been reduced. The reduction of the availability of
planiation, vegetation and grazing land oiher forest products has effects on biological
diversity of the area. 1he process of urbanization is being continued and pollution level
becomes higher. The major sources of pollution are surrounding industrics and filling
activitics. The effects of an increasing urban population have led to damage housing,

and sanitation and waler resources,

On the other hand, in agriculture, pesticide usc in not effectively controlled, and farms
are highly affected by loxic pesticides. Application of fertilizer is gencrally unbalanced
leads to reduced soil [eriility. Moreover, overplayed ferlilizer causes unnecessary

conlamination of water and land.
7.2.2 Ecvlogical resources:

The whole repion is a seini-aquatic cnvironment, regularly inundated by the Balu River
and Begunbari, Fakir, Jamair, Dumri and Jirani khals. The areas are characterized by

planted vegetation ol various species having ecological and economic significance. The
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range of habitats includes open fields, adilicial and natural wetlands, scattered rural
villages and homesteads and uncultivated lands. lhese habitats represent diverse

terrestrial and aguatic specics.

The floodplains are croplands used for cercal and vegetable cultivation. General fertility
level of the Iand is not the same in all placcs. The perernial waler body is the habital off
dillerent loeal fishes. The common and usnal plants and local birds are seen in the area.

No rare and endangered species were observed in the study area.

7221 Wetlands:

The whole [ringe arcas in the eastern pari of Dhaka turns into a vast watcr body in the
rainy scason and mosi of the low-lying areas are cultivated in lean (dry} season. Ponds
and ditches are common leatures within the wetlands arcas. The PLDCs and individnal
landowners arc active to fill areas in a continuous process within the project area,
resulting in the deterioration of wetland features, camals, channcls and adjauént lands.
Covironmental survey findings reflect that the rate of destruction of wetlands is high at
along (he built up arcas. The weilands reducing areas are mostly Joarsahara. Dakkhin
Khan, Meradia and Badda unions are losing {Photo 7.1 and 7.7). The wetland fauna and
Mora are disappeaning gradually. These are very important for the environment of the
area. Wetland fauna means the wildlife and fishes that are closely related to the
wetlands. It is valued in various degrees by different societies. In the same way, wetland
flora is very much importani becansc it plays a vilal role for biodiversity conservation.
The detailed discussion is presented in section 7.2.3. The following table shows the

damage of wetlands caused by land filling in difTerent unions/areas.
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Table 7.1  Wetlands in the Study Arca

SL. Name of Loss of Wellands Reasons/Remarks
No Unions Percentape
{hcetare)
¥ Beraid 55 The areas are bevond the urban influenced zone.
(22.28)
2. Satarkul 56 Encroachment into wetlands is comparatively low
{22.68) hecause the road infrastrucres are inadequale and

awaiting for urban facilities. It iy apprehend that

3. | Demra (P) 35 the arcas will be highly potential if proposed
{14.18) embankment will take place along the Balu Kiver,

4. Joarshahara | 73 The areas are highly influenced by urban

Ward no. 73 | (30.38) development activitics. Moreover, Progati Sarani is

the main anerial road. The land{illing activities are

5. | Dakhin Khan | 76 being continued by PLDCs to implement the
{30 78) housing  estates. Besides, the  individual
6. Meradia 70 landowners are encouraged to fill their lands and
Ward no.56¢ | {28.35) build the house for commercial interest. The
{P) colourful advertisement also adacks the potential
7. Badda, Ullon | 72 buyers/clicnts,
Ward no. 74 | (29.16}
(F)

Source: Field Survey 2002 and Titerview with Loval People.

The destruction of wetlands occurred duc to earth-/illing activities by the PLDCs and
individual intervention lor urban activities. Il has negative impacts on the natural
environment in the project adjoining areas. The medium impacts oceur in Beraid, Satarkul,
Demra and adjacent remote arcas. The destruction of wetlands al Beraid and Satarkul

unions, which are far dislant lrom major existing roads,

The wetlands in the weslemn part of Dhaka have been converled into urban use, as a result
of the construction of embankment. The faulty design and planning of the embankment
will {urther daunage the naral hydrology, opening drainage and ecology. There will be

slagnant water pools existing wetlands and canals.
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7.2.2.2. Drainage and water logging:

‘The human interference associated with landiilling and unplanned development
activitics over the natural drainage svstem have aggravated the present water legging in
ihe praject area. The natural channels have been disappearing in some placcs. Waler
lNow as well as hydrologic links between the major and minor channels has been
disrupted because of landhtling. The canals have been choked up by encroachmenl
through earth filling, garbage disposal. low discharpe capacity and elevated culvert and
road construction in the wetland areas. Such nepative impacis on land and environment

resulted in a severe flooding in 15998 {1
S0il Erosion:

The soil crosion occurs on lhe hanks of the Balu River and its connceting canals in the
rainy scason. The run ol storm water and annual flooding are the causes for erosion, The
surrounding arcas towards upper part (to Tongi} the and down stream Demra of the Balu
River are affccted by erosion. In the lean scason, water flow slow and the rate of erosion
in the areas gradually reduce to a greater extent. However, the erosion in the castern panl

of Dhaka is not at all significant.

Natural Hazards:

Natural hazard viz. floed, storm surge Tault ruptuee and drought in the EFAs have been
analyzed in Chapter 5. Lhe privale housing projects are E:::ntinumm] ¥ built up witheut
considering natural hazards. To avoid the environmental risks, no mitigation meayures
were in the casc of previously approved plan. The companies as well as the habitat are
in the potential danger of earihguakes. 'The vulnerable areas and seismic zone were not
accurately identified. However, the natural fault in the EFAs is indicated in Map. 5.3.
The poor planning, inappropriate building design, faulty construction, on hazard prose
toads all contrbute to both the environmental degradation and increased vulnerability to

calastrophic evenis.

By closc cxamination of the scismic city map, it can he seen that the northweslem
region and eastern cities meluding Dhaka, is comparatively less vulnerable than the

aforesaid cities.
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Road Infrasiructure:

Three major roads viz. Progati Sarani to Beraid via Satarkul; Airport Road to Yusufgan;
Buzar via Khilhet Bazar and Rampura Bridge to Trimohani have been constructed in the
EFAs. Recently, the Roads and Highways Department (RHD) have undertaken 100 fect
wide road project from Badda to Demra. Some local dirl (kufcha) roads exist in the
arcas, which have been constructed by the Union Panshad with the suppert from local
people. Most of the local roads go under water during rainy season, because the roads
are not clevated above flood level. It is found that the road construction and settlements
are being taken place along the major roads sides. The existing roads and scrtlements

obstruct the flow of water, which lead envimonmental degradation.
7.2.2.3. Land use pattern:

The land uscs of the CFAs are mainly agriculture, scrtlements and ¢losed water bodies.
Analysing the satellitc images of 1996 and 2000 indicates that agriculture lands arc
heing reduced and the same time, the area of closed stagnant water bodies is being
increased. The waler bodies paricularly kfads, ponds, ditches and low-lying are being
reduced by encroachment of PLDCs and individuals. The images of 1996 (Figure 7.1}

and 2000 (Figure 7.2) are overlapped and land use conversion is shown in Figure 7.3,

This figure indicales that agricultural lands are gradually being converted into housing
projects. The number of closcd water bodies has mereased due to cutting of lands within
the fringe areas. The land uses with the sludy arca have been changing through the
aclivilies of cutting and landfilling, In (his way the land use of project area has becn

changing gradually.

It is also observed that the built-up arca has increased from one-filih in 1990 to about
ongc-third in 2000 (2pproximately} while agricultural lands and water bodies decreased
from four-filths to nearly hall in the natural part of eastern Dhaka. This change started
around the 1980s and il accelerated due to intervention from the individuals, couperative

housing end PLDCs.
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The present land use activities such as land Ghing (or housing and road consiruction ete
in the study area might create drainage congestion of waler-logging, The urbanized

weslemn part of Dhaka city is suffering badly from such problems.
7.2.3 Biological resources:

‘The natural ecosystem at present in the IIFAs is at a critical stage. Water resources are
one of the most imporiant and valuable components of eca-system and its qualily is an
imporiant factor for aquatic cnvironment. The open water bodies, the Balu River,
Begunbari and Jirani Khals arc being contaminated by various sources. The dynamic
balance in the agqualic ecosystem 15 upsel by human activities. Aquatic fauna is affected
severely by upsetling the ecological balance, The region can be broadly doscribed as a
scmi-aquatic environment related to the Balu and Lakhya Rivers. The ecology of the
arca invelves intcraction between a large nummber of faunal and floral species and a
range of different rypes of habitat. The habitat includes seasonal wetlands and seasonal
grassland elc. The available trees near the water bodics provide supports for shelters and
foods {(Photo) (2). The preseni condition in EFAs of species particularly flora, fauna and

{ishenes are staled below,
T.2.3.1. Filora:

A total of 51 terrestrial lomal specics were recorded in the castern parl of Dhaka (FAT*-
84, JICA 1992). Flora was classificd under threc cateporics for example: Terrestrial
Wahiral Flora, Terrcstrial Planted Flera, and Medicinal Flora. A few of these, hike
tlacocurpus roustas, are rare. The most important problem 1s water Hyacinthm,
Echicornica crappics in the flood season. Il covers the water surface with a thick mat of
vegelation, blocking the hight. With the potential to deoxygenate water bodies. it also

threatens the viatnhly of other aquatic flora and fauna, particularly fish.

T.2.3.2, Fauna:

Terresirial fauna was recorded of the study area 40 specials from FAP 84, JICA, 1992
and also verify from the project area through obscrvation and discussions with local

peopie. The respondents reporied that even if recorded species of terrestrial fauna cxists,
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the number of specics has been reduced. Among them. six species are of amphitnan,
nine of reptiles, seven of mammals and eighteen of birds. Some of these are very
common and very few like sona bung (Rana Tigruna) and befi (Herpests). The wildlife
that fully depended on the terrcsirial land throughout their wimle lile for existence,
shelter, and food. nesting, breeding and also producing offspring is called terresinal

fauna (3)

The impertance of flora and fauna is the cstablish facts for ecological balance of a
particular area and its surroundings. For newly developed arca, like castern fringe the
species (flora and fauna} are essenlial element for human habitation. This arca is still
low-lying comprising wetlands, setlements with excelleni canal network. It is a good
place for flora and fauna habitation. The present trend of development damages the
species and lhe area is becoming ccologically unbalanced. The ecological balance
becomes the prime consideration of the concept of sustainable develepment (Chapter 2,

seclion 2.113.
7.2.3.3 Fisheries:

Most of the low-lying areas including the floodplain arc used for single cropped
apricultural purpose and it is also potential {or open water capturc fisheries. The Balu
River and surrcunding floodplain areas are predominani spawmning grounds of open
water capture fisheries. The survey was conducted under FAP 8A, JICA project in 1952
and audit that about 74 fish species, 10 fresh water prawn specics and two oval species
were ideniilfied. The existence of another five species was found in the areas. Most of

the {ishes are potentially important in terms of nutrition and commercial value.

The habitations of fishes in floodplain and reserve aveas are alTected by water pollution
and human activities. Rapid disappeanng ol [isheries in open bodics is responsible for
such pollution. At the same time, [sh production has been increasing through farming
_in ponds with technical suppert and credit facilitics from NGOs and Depattment of
Fishery (DoF). The fish production within the project area of 1925 and 2000 and its is
shown in Table 7.2.
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Table 7.2: Fish Production in the S5tudy Area

Areud 1n hectare and production in Ton

Fish Production (in Ton)
5L no. | Unions 1995 2004
Area Produstion Area Production
(hectare) {ton} (hectare) (ton}
] Beraid 1.62 1.98 .62 397
2 Satarkul .94 1.54 0.94 4.41
3 Dremra 1.39 150 1.30 3.86
4 Joarshahara Ward no. 75 1.82 10 36 .82 16.54
5 Drakhin Khan 0.13 1oz 0.13 (.66
6 Meradiz Ward no 56 0.27 1543 027 1.54
7 Badda / Ullan - - - -
Ward no. 74

Source; Field Sucvey, 2002

7.2.3.4. Water quality:

The water quality in the FFAs is critical. In the dry scason. the waler quality deteriorates
compared 1o wet season. The major composition of run-off is wastewater discharge and
it is the causing factor for waler coniamination. The waste is dumped in or near point of

low-lying areas during dry season, which was out in monsoon rainfall and run-ofT.

The cawchment arca of the EFAs 15 Tejgaon Industrial Areas, Moghbazar, T'aribagh, and
Kathalbagan and their surroundings arcas. The industrial cffluent is usually discharged
inlo the Bepunbari Khal. This khal is also connecled by the internal &xaiy and these are
using as discharge out-let. The waste waler mainly discharges Irom ‘T'ejgoan Industnal
Areas, Mohakhali Tuberculosis Hospital areas, Moghbazar, Paribagh areas. The
seitlement arcas in the southeast of the study area arc Khilpaon, Nandipara and
surrounding arcas of Trimohani. These areas are highly densified by the scrtlements
with mixed use (residential, commercial, industrial elc) and generate both solid and
liquid wastes, Jirani Khal is one of the discharge channels of thesc areas. Moreover, the
internal channels of these areas are also using for discharging waste into the EbAs.
Marcover. Jirani khal is an important outlet for contaminaled water. The discharped
waler is highly contaminated and spread over the EFAs. On the other hand, open and

hung latrine is also source of domestic sewer that contaminates land and water. Most
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eritical arcas are Begunbari and Trimohoni and their surroundings. The open waler tish
and other specics are being severely allected by such contamination (eg untrcated raw
sewages). The industrial effiuents and domestic sewage are gradually polluting water
fow towards the Balu River and Lakhya. The water quality in the Rampura points is

presented in Table 7.3.

Tahle 7.3: Characteristics of Drainage Water Samples Collected from Rampura

Points

5l.no. | Parameters Unit

WW-I1
1 pH - 7.82
2 Colour Pt.-Co 215.0
3 Lead (Ph} g1 0.0217
4 Cadmium (Cd) g1 0.0039
5 Chromium (Cr) mg/1 0.21
6 Phosphate (#C4 ™) mg/ | 1.70
7 Nitrate(NO-N) mg/1 1.3
3 Ammonia {NHz-NJ mg/| 52.0
9 BOD; mg/] 163.0
10 COD (K:Cry(¥; value) mg1 3730
1 Total Solids (TDS) mg/1 ' 3570
12 Toldal Dissolved Solids {1 DS) mg/'l 2140
13 Suspended Solids(SS) mg/| 7.82

Source: BUET Laboratory Test, 2004

Location: Hast of Rampura Regulator
GI'S: 23 46°57" N 90 25°257 E
Sampling date: June 15, 2004

The watcr quality in EFAs varies dilution rainwater of effluent discharged from the
neighbouring scrtlements. The general quality of water worse beeome during the dry

season (4)

7.3  Human Activitics and Ecomomic Development and Impacts:

The socio-economic survey has been conducted in the study arca at the houschold level
to asceriain the socio-cconomic status of the people on the one hand and also access the

impacts for human activities and economic development. The survey provides
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information, productivity, vegetation and g'r'a;ingh fishing, wildlife, livestock,

mfrasiructure and utilities scrvices ete. The findings of the study area:

1. highest percenlage of houscholds of the study area 15 dependent on
agriculture;
i, some members of the households in the smudy areas are engaged in

agriculture as their primary occupation and others are engaged in secondary

gccupation

I'hus, creation of new employment opporunity will have positive effect on the socio-
economic status of most of the people within the project boundary as well as. 1o some

cxtent. on the adjacent areas,

For the information on health obtained through discussion with local people, the main
conclusions are:
» Diarrhea and dysentery are the most commeon health problems for both children

and adults
e« Nutritional level in the area is moderate

» A pood number of households use samitary latring, yet most latrines ol the area

are katcha and unhygienic

Almost all the households use tube well water for drinking purpose, Quahity of tbe well

waler is good in the area.
7.3.1  Agricultural productivity:

Generally Boro has been the dominant crop in the study area. Sume divergences in
cropping patterns in the differeni parts arc found within this area. Low-lying arcas have
been cultivaled for Bore rice. The survey findings indicate that Bors (HY'V) production
has decrcased from 1990 to 2000 al most the unions, The following table shows the

details.



211

Table 7.4:  Bore (HYV) Production in the Study Area

Area in hectare and production in I'on

Study Area RBora {HYY) Froduction in 1990 and 2000
81 no. | Unions/Wards 1590 2001
Area Production Arca Production
1 Beraid 27.18 12413 19.55 108.46
2 Satarkul 12.72 T}.36 7.6 48.10
3 Demra 997 34.31 10.31 41 1
4 Joarshahara Wardno 75 | 2.00 10.28 0.67 4.11
5 Dakshin khan 2.00 161 0.80 4.28
6 Meradia Ward no.56 175 17 69 2.14 11493
7 Badda/Ulon Ward no. 74 | 355 18492 1.34 6,99

Source: Field Survey, 2002

The survey findings indicate the cultivable lands in most unions/wards have been
squatted in the last five ycars, and still this process is continuing. Apparently. the
landfilling activities on productive lands increase infrastructurcs both katcha and pucca

causing the declining ol the trend of production.

About 60 percent labour force of the study area is directly or indirectly engaped in
farming aclivities. 1he landless household members sell their labour in farming or
businesses or both as daily or weekly basis. Apricultural based income is small of ihe

houscholds in terms of lolal percentage of income.

7.3.2 Loss of vegetation:

The local {armers grow scasonal vegetables in most of the unions and wards within the
study area. These arc prown within and armund the premises ol the homestead where
lands are Aeood-Iree and not used for cereals or legumes. It has been obscrved that the
cultivatable land for vegelation has decrcased due o sub-division of plols and
construction of more houses, vegetable production has dropped as a result. Local

womnen usually plant beans and other vegetables that climbs/fruit claim over the roof of
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their huts andfor trees. The following lable represents environmental impact on union

levels,
Table?.5: Luoss of Yegetation in the Study Area
Luss of Yegetation Environmental Impacls
Unknown Significance %
a1 Union None Laowr Medium Hich
No.
1 Beraid | 0 4828 | 31.03 20,69
2 Satarkul 0 2500 (4167 | D 33.33
3 Derra 0 it 100 0 0
4 Joarshahara Ward No. 75 | 0 0 0 160 0
5 Dakkhin Khan 0 0 100 0 0
) Meradia Ward no. 36 0 0 0 100 0
7 Baddha / Ullon Ward 74 0 0 0 100 0

Source: Field Survey, 2002

7.3.3. Plantation:

Traditionally the households
have planlaiion practices.
The available lands within
homestead and surrounding
are used for seasonal
plantation in the rany
season. Horticulture erops
are planted duning the wintcr

when lands dry out. The

study area ahounds in

. L gl -~ L

Phote Azadicachla Indica {Nim) at Joarshahara moura
120.6.20031

mango, litchi, guava, coconut and berries. There arc also Mahogany irees. Medicinal

plants are also seen m the areas. Akanda, Banyan trees, Paken and Bot (large shade

providing trees) has been reduced. Their numbers are reducing due to urbanizaiion
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process. The loss of plantation has a negative impact on environment the arcas as

sometimes loss of plantation inakes shorage of food, nuintion and medicine cte.

7.3.4 Grazing land:

The grazing lands of unions’wards namely Joarsahara, Dakkhin Khan, Meradia and

Badda have been reduced through converging of grazing into housing projects. Because

opportunitics for the grazing lands has been squeezed up. Consequences fur the

reduction of grazing land the opporiunibes of expanding live-stock have becowne

limiled. As a rosult, it pives negalive impact on household income. ‘The following table

shows the environmental impact at union level.

Table 7.6: Loss of Grazing Land in Study Area

Grazing Land Environmental Impact
Linknown Significance %
5. Mo. | Union None Low Medium | High
1 Beraid i 31.05 44.83 2414 0
2 Satarkul 0 0 41.67 58.33 4
3 Demra 0 14.2% 85.71 0 0
4 Joarshahura Ward No. 75 4] 0 100 L o
5 Dakkhin Khan u 104} 0 0 o
6 Meradia Ward No. 56 0 0 104} 0 ¢
7 Badda/Ullon Ward No. 74 | 0 0 100 0 0

Source: Field Survey, 2002

7.3.3 Mobility:

Duwring the monsoon enging-driven couniry boat is the main for cammying transport

people and goeds (Phote 7.5 and 7.6). Landfilling activities have reduced and

obstrucied navigable watcrways, thus reducing income of people whose income depends

on plying boats. The cxisting road infrastructure in the study area is kufcha and semi-

pucea. The motorized and non-motorized vehicles ply on these roads. The local Auicha
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small using rads arc by pedestrians. Most of the local roads are used in winter season

but in any season the roads are inundated by looding,

Table 7.7: Mobility Pcople in Study Area.

Movemeni of People Restricted Environmental Impacts
Unknewn Significance %o

3L no. Union MNone Low Medium | High

1 Beraid {0 &9 3] 0 0

2 Satarkul 0 75 25 u 0

3 Demra 0 100 0 {1 0

4 Joarshahara 0 10 0 { 0
Ward No. 75

5 Dakkhin Khan 0 100 ¢ 4! 0

6 Meradia L 0 1O 0 (
Ward No. 56

7 Badde/Ulon 0 0 1) 0 0
Ward Mo, 74

Source: Socio-sconomic Survey, 2002
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Photo 7.6 Local hoat carrying poods at Satnrkol manzn {{ 5-04-2003]
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7.4  Anticipated Environmental Impacts:
7.4.1  Soils:

A larpc amount of earth-filling materials are being used. The PLDC's contractors

delermine the source of these malerials under their own arrangernents and thus lead te:

e loss ol agriculiural land
¢ damage of land and landscape as a result of storage and dumping manilas
e Landscape may become disfipured due to the dumping effect

e min erosion will develop rills and gullics, which will ulimaiely affect
structural strength of the soil.

7.4.2  Seismology:

Seismic activity could have significant effect on structures on this filled-up land in the
future. As such attention should be given to seismic ¢llects in the final design of the

tolal area and associated structurcs in funre.
7.4.3 Surface watcyr:

Landfilling activities obstructs the natural surface water of easiern fringe flow towards
ihe Balu River in some areas. Unless adequate drainage is allowed impounding waler
accentuates and extends 1looding. So there is a need o develop primary. secondary and
lertiary drains with appropriate gradient. Existing planning practice have no scope of

moniloring such activitics and PLDCs.

7.4.4 Analysis of possible impacts:

The existing physical, biolopical and social conditions ol the project arcas are analyzed
and algo possible impacts are found out. All selected environmental components,

conditions and possible impacts are summanized in ‘Fable 7.8.
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Table 7.8: Summary of Present Conditions and Anailysis of Possible Impacts

homesteads and

verelalions.

5l Sclected 1ECs Preseni Condition Possiblc Impacts

Nu.

A Physical Environment

1. | Regional hydrological | High flow regimes in and | Adverse impact due to detrimental
regime, flood pattem around the study area | slow drainage of floodwater from
cfc. through  the  intemnal | study arca.  For natural fish-culture

kheals. surface water will be reduced So
adverse impact is likely.
2. | Natural flushing There is existing Megalive impact due to landfilling is
provision likely und redoction in drainage and
wiler [low 10 reduce So it s
negative impacls.

3. | Ground water table Mormal Absence of water storage in the
wellands and Ekaly, Tower GWT 15
expected. So  adverse impact s
likely.

4. | Water quality Normal- slightly turbid | Water quality is likely to determinate

during monsoon season. in waler bodies ponds, wellands,
khals. Water quality is cxpected to be
bETTeT In Mons00n Sedson,

5. | Water logging and Moderate drainage rainage will be further reduced and

drainage during Arar and less have further negative impact
water in the halv durnng
Horo is detrimental.

5 | Erosion and salinity No erosion and salinity May occur where land is not
compacled  properly  and  where
canals  have heen damaged for
landfilling. So small negative impact
is likelv,

7. | Soil Normal Absence of flooding will reduee

characteristics/fertility femmility of land, and decrcase
agricultural production. Cn the other
hand, the areas are being occupied
for housing project. So, little impaci
is likely.

B Biological Edvironment

. | Wetlands and aguatic Maore than 30% | All of the permanent wetlands will he

habilal permanetit agualic | converted  into housing estates. 5o
Labitat and zome | there will be negative Impacts.
seasonal loo,

8. ] Terrestrial habitat Normal, cultivated lands, | Plantation will decrease. So likely

negalive impacts will starl to come

up.

Continued next page



218

diversity

10, | Walural fishery Scasonal nataral  fishes | T'ish resources likely to decrease, so
ar¢ available in small n | anegative change will start.
the study area,

11. | Cullure fish Culture fish prevails to | Possibility of increased fish. Su
SOme cxicnt. positive impact can be expected,

12, | Wildlife and hiological | Ceneral plants are | (General plants and mess are likely 1o

available. Usnal waldlife
species exist.

decrease as increasing  land  are
brought under housing  projects.
This is going to alfect Lhe animal
species that are dependent on these
reRs.

Aguatic weed and
hiyacinth

Marmal

Likely to be reduced for use as
animal fodder, ferlilizer, fuel elc.

Social Environment

14 | Land acquisition/land Land is available lor [.and acquisition will be required for
loss acguisition, the project. So, significant impact is
likely.

15. } Agricultural Present crop production s | Crop production will decrsase 1o

development about 219 on (only Borg) | T5%.

16, | Walerways fransport People  generally  use | Reduction  and  obstruction  of
walgrwiay Transpor | waterways to have adverse impacts
facility, socially and econorrucally,

17 | Employment scope T.ocally employment | Scope of employment will increase,
scope 15 insutficient. However, there will be little

employment for local people. as
they require substantial skills.

1% | Health and nutrition Health and nutrtion level | Health and rutrition level will be
is moderate, irmproved.

19, | Communily impact Farmer, day labor | More larmers will be out of job,

trader/businessmen elc.

oppofunitics for petty trader and
businessimen likely to increase.

Precipitation

20, | Cullure and heritage Wothing of imporiance is | Mo change.
there.
21. | Natural Environiment Serene envirpnment Destruction due to land corrosion
and Aesthetic
22, | Temperamre and Cool  temperature  and | Temperature §s likely to rise as a

propitiation

resull of ingrease in buil-up area.
Consequently  there will be  less
precipitation. Microclimate way is

expetienced.

Sources: Adopted from various studies and field survey. 2002
Wole: TECs: Important Environmental Components.

Al the same time the evaluation s of the project impacts are also shown

in Fipure 7.9,



&

Table 7.9: Impacts Evaluation for the IEE

Wi Tl = 1
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SL Relative impact
no. Selected IECs Unknown | Beneficial No Adverse
change | Low | Medium | High
A Physical Eavironment
1 | Regional hydrological 4
regame, Hood paltern. o,
2 | Natural ushing o
3 Cround water table 3
4 Watcr quality +
5 Water logging and drainage +
b Erosion and siltation 5
T Snil characteristics and A
fertility
B Biotdgical Eovironient
1 Wetland and aquatic habital A
2 | Tetrestrial habitat A |
3 Natural fish +
4 | Culture fish v
5 | Wildlifc and biological +
diversily
G Unwanted aquatic weed y
and hyacinth
C Social Environmcent
| Land acquisiion/land loss
2 Agricultural development +f
3 Waterways transport o
4 Employment scopa \"
5 | Health, nulrition, and v
disease
6 | Community impact 4
7 Culture and heritage Y
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Notes and Reference

The main causes of water logging in the easiern fringe areas of Dhaka is due to blockage and
squeezing of canals, channels in the east-west parl of Dhaka and disruption of hydrologic
link vceuts in benween the cannel and river. Choking up of kheds due to accelerated sitwation
arc caused by the constructuon activities and disposal of domestic garbage, as a result,
reduction of [low capacity of the Fhal ele. see Khan, N. L. "Assessment of Water logping

Conditionz using Inteprated G15 and Remote Sensing Technique (2001), A Shdy of Dhaka Mepa
City," Oriental Geagrapher, vol. 45, no. 2, pp 41-54, 2001,

Tapan International Cooperation Agency JICA 1992, "Main Report Flood Action Plan 847,
chapler 7 pp 7-1, and 7-2.

BRIC and BUET (2004), Baselinc study on "Techno-cconomic and environmental
assessment of the proposed commercial development of low lands adjacent to Sonargean

Hartel and low-lying areas of Hatirjheel", Dhaka (Drafi).

BRTC and BUET (2004), Feasibility Study on "Techno-economic and environmental
asscssment of the  proposed commercial development of low lands adjacent to Sonargoan
Hotcl and preparalion of preliminany develepment plan fur the low lying areas between

T'ongi division road and Progati Sarani {(Rampura bridge)", Dhaka (Dralt}.



CHAPTER 8: EXISTING MANAGEMENT OF THE EFAs

8.1 Introduction:

The present management practice of development agencies in the eastern [ringe is not at
all systemic. The existing acis/laws of different apencies remain, as management tools,
which arc not exercised properly in the areas. Overlapping of funclions among the
agencies creates conflicls in managemeni and controls. 1his chapler analyses this issue
and the management drawbacks of public seclor. Coordination among the public
agencies and their management system are inelTective because most agencies implement
their programmes in their own way. The effectuve control in the EFAs is not possible
due to the lack of coordination among the city development agencics. This situalion
encourage the PLDCs to implement their projects as they desire, as a result coordinated

devclopment is not taking place in this area.

There are several development policies and programmmes (OMDP 1995-2015), acts/laws
at city level for susiainable development. But law enforeement activitics from the public
sector and their performances are weak and inellective It is observed that each
apency/organization camies their programmes within their institutional framework. In
the process, implementation of some functions is overlapped among the agencies (like

RAJUK, DCC and Pourashava).

Under this scenario urban governance issue n the city arcas cmerged for better
coordination among the development agencies. Resowrec mobilization, co-relation
among the agencies and sirengih of public institutions arc inadequale in this regard. The
key responsibilities of the public sectors arc to provide infrastructure services, Lo
improve predicling and to lift the standard of living for urban residents, to regulale
private activities, and to allow privatc sector W function efficiently 1 the urban areas.
Effectivencss of urban government depends on a range ol continual factors such as
political commitment, social cohesion, economic heronry and skills and motivation of

its policymakers and vlticials who serve them.

In management perspeclive ol the EFAs, particnlarly private land development housing
projects. physical land use, drainage, canal network and propeosed embankment are

analysed.

Ul
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8.2 Development Activities and Management:

'The private sector is widely engaged in land development of housing project through
imegular earth [illing. Other developments like road construction, utility services like
clectricity. gas, and water supplies arc also taking place in the area. On the other hand,
development agencies like the RAJUK, RIID, DWASA, 1.G, DoE and DCC are
responsible for regulating development activitics. The existing canals and channels arc
gradually being filled up as well as obstructed by road constructions; as a result the
canal and channcl nerworks are drying up. Al the samc time, the PLDCs are forcing
drastic reduction in low-lying areas and wetlands by such unregulated Jand fitling and
encroachment activitics without payving atlention to their drainage network. Therefore,

the scope becomes limited gradually to retain storm and [lood water.

Every public agency involved in city development has development programmes for
shor, medium and long term and they are unplementing those programmes in phases
ignoring the programmes of other agencies. In the development process, coordination is
very weak in the area of infrastructure development (road constructions and utilities
installations etc). Overlapping and conflicling activilies among the agencies are the
most common phenomenon. To address these problems, a Coordination Cormunittee way
formed in the late 1990s headed by the then DCC Mayor and representatives from
different agencies. This is an official mechanisim for coordination in Dhaka City

Corporation Ordinance.

Following a notification from the government in 1997, the DCC has a new and
expanded body. Dhaka City Corporalion Coordination Committee, for coardination
among different city development apencics. The minister of the Ministry of Local
Government, Rural Development and Cooperatives (MLGRDC) heads the Coordination
Conunitlee while the city mayor is its co-chairman and execufive heads of 13 agencics
are other members. The agencics are the RAJUK (Rajdhani Unnayan Kanripakkha),
BWDB (Bangladesh Water Development Board), BRTA {Bangladesh Road Transpert
Authority), BTTD (Telegraph & Telephone Board). DESA (Dhaka Electric Suppty
Authority), PWD {Public Works Depariment) and PIID (Public Healih Department},
DMP (Dhakas Metropolitan Police), DWSA (Dhaka Water & Sewerage Authority),
DSW (Departmeni of Secial Welfarc), I'GL (Titas Gas Limited) and Civil Surgeon,
Dhaka Districl.
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The Chief Executive Officer (CEQ} of the corporation is the member scerctary of the
coordination comunittee. The previous commitice mostly delivered technical advices
while 1op office-bearers of lechnical agencies {delivery services) were the membcrs of

the new commitiee.

A drawback of this commitiec is that the DCC jurisdiction area does not cover the
whole of the metropolitan arca. Moreover, the jurisdiction of the RATUK, DWASA and
DoE are larger tun the DCC arca. As a result. the committee failed to perform ils
charter of duties and lasted for a shor period. Later the government formed another
commitlec hcaded by the LGRDC Minister, top executives of the different agencics or
depariments were alse commitlee members. The committee again lasied for a bricf

period and its performance is not noteworthy.

Another monitoring ¢committec on 'Good Governance’ is currently working under Lhe
supervision of (he principal secrctary to the priine mimsier. The heads of different
development  organisations/agencics cncompass (his commiltee. 1his commites
oversees the developinent programmes of the different orgamsations/agencies. The
commirtee mainly looks inlo the constrmetion of major roads, link mads, footpath,
Nlyovers, underpasses, overpasses, parking and lake developmeni, drainage. flood

control and city beaulification elc.
8.2.1. Private housing projecls and management:

The housing aclivities of the PLDCs were discussed detatl in Chapters 6. A number of
private land development housing projecis have been developed in the fringe areas. The
locations of these projects are scaltered. The management issues of the PLDCs are
cumbersome and critical. PLIDCs, Individuals, Cooperatives Housing Societics collect
land adopting dilferent technique likc baina agreement. transfer by landowncrs, and
encroachment on government lands. After paying a fs{ﬁull amouni of the total land price,
the PLDCs start land development activities without completing the land registration
process. On the other hand, the compames collect maximum amount of money against
gach plot as down pavment in the {irst instalment. Subscquently these companies
altempt to collect rest of the amount within a short period. The companies redouble ibeir

fund in this way and utilize the sum ilo develop the project areas by landfilling,
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infrasiruciure development etc. The companies do nol hand over plots and registration
papers 1o (heir clients until full payments are made. The companies also occupy
surrounding government &has land and the Court of Ward's land. They alse drafi forge
land documents of absentee landlords with connivance of some land registration office
staff. Under this circumstance, most landowners within the project area arc deprived of
the actual price of their lands. In this way, each company makes high profit, which is

likely to be two Lo three times higher than the actual cost of the project.

To regulate these activilies, there ave a lot of ambignitics in traditional land records. Om
the contrary, the RAJUK has so far failed 10 manage the projcet area with the existing
acls and faws. The existing laws are the Natural Waler Body, Open Space, and Parks,
Playground Protection law. 2000 and the Building Construction Act, 1952 (amended in
1987) which do not directly address to discernment earith-filling in low-lying areas {(see
Table 4.3). Morcover, recently introduced Private Tand Development Housing Rules

2004 de not provide penal clausc apainst unapproved housing companies.

In the EFAs, the RATUK in 1587 has approved two projects, which are Abtabnagar and
Bashundhara, but the projects are gradually being extended towards the eastern
direction without any revised approval. Both companics have partially changed road
networks localion of service plols ele of the approved plans. In some areas. it is also
found that the earmarked land for commeon facilitics and services has been converted
into residential plots/blocks for aparment/commercial/insiitutional plots.  T'hese
converted plots are sold out at a hiph price. Meanwhile, a number of private universitics,

hospitals and schools have bought residential plois or blocks in these project arcas.

In the process of approval there are several weaknesses, such as lack of absolute land
ownership in favour of the respective development company. and nadequate
mlmastructure services. Political leaders and powertul elites influenced the RAJUK in
obtaining approval for these land developiment prijecis. The Plot Owners Association is
mainly interested about the welfare of project dwcellers. They also observe how
developers are implementing the project. If ihey hind any deviation from the approved
layout plan, the dwellers todge complaints with the RAJUK agasinst such activitics. In
management and control of the land use, RATUK serves notices to the companies

against deviation from the approved layout plan. In this casc, the RAJUK has the right
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to cance! such disputed approvals, but there is no specific law to check such
malpraclices. The RAJUK also refuses to approve building plans within the praject area.
It is noticed that without the proper land documcnts the litigation occurs during land

regisiration and building plan approval.

The jand uses of the castern fringe areas are gradually changing by the continuous

activities of PL.DCs and their clicnts. The changes are usually ol the following manncr:

Table 8.1: Land use Chanpes in the Eastern Fringe Areas

Land use Categones Land Arca in 2000 (%) Possible Conversion in 2015 (%)
Lrban il &5
Depression 36 10
Agriculture 33 5

Source: “Study on Impact of Lard Use Change upon Storm Water Drainage and Wetlands in the
eastern Parl of Dhaka City™ by JTahir Uddin Chowdury November, 2002

822 Management of canal and drainage network:

The canal network and drainage syslems, discussed 1 previous chapters, arc very
imporant componcents in the CFAs. It includes road network, natural drainage system
and relention ponds. From management perspective, the DWASA should deal with such

activities,

Amid serious water logging that the capital city continues to experience due o heavy
rams, a stndy is underway to prepare a master plan for the drainage system development
of the metropolis. The DWASA, which is responsible lor the maintenance of around
240 kilometers of drainage nelwork in the city, has initiated the master plan with

financial help from the World Banl.

Experts blamed lack of proper mainlenance of drains {or water-logging in the city. They
say droinage system 1s 1o bad shape for vanous reasons like carth filling in the canals

and uses of other natural weilands as outlels of drainage of flood and rainwalters.

The DWASA maintains the main drains of the city and the DCC is responsible for
maintaining surface drains in lanes and by-lanes covering at least 1,500 kilometers, The

DCC bas allocaled Tk. 160 crore for mainienance ol roads pavements and drains for
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2005-2006 fiscal vears. Informed circles also belicve that absence of timely ¢leaning of
drains by the DCC slaff was responsible for crcating water stagnation or floodwater in
lanes and by-lancs of the city.

According to a survey, the city had 43 canals, most of which are under illegal
ecoupation by a scction of grabbers. But in a recent drive, the DWASA recovered 15

main ¢anals from illegal occupants.

‘The work done by the DWASA (o ensure smooth drainage network in the cily includes
construction of 36-metre box culverls at different road crossings, cleaning of .50 km of
hox culverts, installation of new pipelines covering 11 km and procurement of 60 new
pumps to drain water from submerged areas. (fficials said as part of the neasures to
ensure smooth Aow of water drainage, 160 km have been cleaned up. Meanwhile, at
least 70 percent areas of the city including Gulshan, Baridbara and Banani have no
sewerage lincs. Lack of funds had slowed down the implementation of the DWASA

projects to expand and improve sewerage systems in the entire city.

In the castern part of city, Beupar and Dumai khals in the north and Fakir and (azaria
canals in the south are the main discharge channels as well as Narali and Hegunbari
canals arc also functioning as outlets for cily waters. Earth-filling activities by (he
PLDCs have greally reduced these canals and their branches. In fact, the whole FFAs
are now under the threat of indiscriminalte landiilling.

At present flooding regime in eastern Dhaka 1s completely dominated by the Balu River.
There will be complete change in hydraulic condition when protection against {looding
of this river and pumped drainage system for the internal storm runoff would be
provided. Computer simulation results indicale thai the storm runoff of the study area in
fully urbanized situation in 2015 is likely to be morc than double of the simulaled value
of 2000.

Analysis of the proposed drainage system indicatcs that there is scope for revising the
channel dimension proposed by the JICA (1992). This, along with the preceding
observation, calls for revision ol [inal designlnf storm drainage in the easteru parl of
Dhaka City.

Allocation of five percent of every drainapge sub-catchments as on-site detention
reservoirs {reducing the area of detention rescrvoir at the site ol pump station is to

compensate for the iloial area allocated for local wetlands) in the computer simulation
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results in substantal reduction ol local peak fows 45 1o 65 percent. Required area for
dramage channels and detenbion reservoims may not be available in eastern Dhaka if
present unconlrelled land use aclivilies contlinue, Inadequate channel section and
glimination of local wetlands would cauvse severs drmainage conpestion as the simulation

msulls demonsirate (Chowdhury 2002).

Local ponds and wetlands can be considered as reservoirs for storm water, The drainage
process even at {ar upstream 1s influenced by backwater effect in the channel because of
small bed slope. Every drainage sub-catchments for on-sile detention reservoirs result in
substantial reduction of local peak flows. In this simulation. the arca of dctention
reservilr at the site of pump station has been reduced to compensate the total arca
allocaled for local wellands. Preservaticn of local wetlands is also helpful in reducing

the dangerous consequences of reduced channel width or raised channel bed.

Presently. the study arca is unprotected from flooding. To protect the area [rom further
floods, the government is planning to construct an embankment n the area very soon.
Omce the embankment is built along the Balu IRdver, it would trigger urban expansion
process and lhe urban structures, and infrastructures would pradually encroach the
foodplains due to reduced fAood risk and safety of properties from scvere flooding risk,
But in Bangladesh, construction of dvkes and embankments does not always guarantes
flood-free area. On the other hand. embankments also pgenerate problems like waler
logping. The wesicm part el the city with its flood protection embankment is already
exposed to such problems. Protection dykes were meaningless under the spell of a series

of heavy rainfalls a few months ago.

If the present sprite of uncontrolled land development aclivities continues, 1t can be
inlerred from field observation that required arca may not be available in the EFAs for
drainage ¢hannels and detention reservoirs. Inadequate channe! section and climination
of Tocal wetlands would cause severe drainage conpestion as the simulation results of
ihe joint study by IWFM (Institute of Water and l'leod Management), BUET, GGE
{Depariment of Geology and Environment), University of Dhaka and IWMC {Institutc
of Water Modelling Centre) demonstrated. Such situation is experienced in the

urbanized western part of Dhaka city.
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It states that simulated peak rumoff rates in the drainage chamnel ore comsiderably
smaller than the design values for the pumped drainage system proposed in the Drainage
Master Plan, 1992 (JICA) (1) The conclusion ol this study is also supported by a runoft
measurement project carried out in the urbamised western part of Dhaka city during the
1996 and 1997 monsoons. Analysis of the proposed drainage system indicates that there
is scope for revising the channel dimensions. |hesc observations urgently called for a

revision of the Design of Storm Drainage Plan for the EFAs (Chowdhury, 2002) (2).

The dranage plan, as proposed in FAP-8A 1992, covers llood mitigation proposals like
restoration ponds, network of natural drainage {canals/thannels) 10 ease water flow.
Moreover, about 12.5 percent areas should be preserved for retention ponds for waler
storage. The [ands, which arc now floodplains, will no longer be inundated and most of
those will be developed for urban uscs. The cost of land development wilt reach to an
ENOImous amount.

From the management perspective, the DWASA associated with the BWDB, LG, office
of the DC, Dhaka, RAJUK and DoE are dircetly or indirectly responsible for making the
arca sustainable where canal and drainage must be active. Under this circumstance,
somc apencies feel their importance, bul they do not lake any action in this regard. At
this stage, RAJUK alone is unable to prolect the canals from landfilling activities.
Morcovcer, the preservation of wetlands is not considered due 1o accurate demarcation of

rctention area on mouza map.

Now the question comes on the lands belonging to privale owners. The existing canal
flow is disrupted by local roads (funded by Food for Works Programme), which are
blocking fow of such canals. The canals (indicated in mouza map) belong to
government-owned khas lands, which are nol idenhihied in the Teld by the Office of
Deputy Conmmssioner.

The Dok is also a counterpart agency in mainlaining waler quality and protection of
land and air from pollution. The sources of pollution should be identilied and proper
measures should be laken. The whole lapse erops up due to several reasons. RAJUK,
DWASA, DC office and DoE arc taking isolated measures against the illegal activities.
On the contrary, most of these agencics have resource constraints. shorlage of

technicalities and lack of cooperation and coordination among themselves.
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8.2.3 Construction of embankment along the castern periphery:

The FAP-8A, 1992 (TICA) study recommended lor constructing embankment aleng the
easlern periphery. Tho proposcd alignment of embankment from Tongi to Kachpur
Bridge along the westside of the Balu River with four pump stations and reiention ponds
{Figure 8.1) the basic purpose ol the proposed embankment is to protect the eastern parl
of the city from annual flooding. In lale 1980s, the government attempted Lo construct
the castern embankment- along the Balu Rive. but it was not materialize. Due te the
1987 flood. the government accelerated it work again to construet this embankment.
This project will protect floodwater because most of the EFAs go under water in the wet
scason. The overflow of Balu and Sitalykkha Rivers and their surroundings and
increased storm water arc the main reason for flooding in the EFAs. Topographically,
the castern parl of the ¢ity is tow and sctilement areas are isclated and on higher than the
annual flood level {Table 5.1, Chapter 5). ln the wet scasor, this area has been Nooding
for a long time und the areas lum into vast water bodics. In the lean season, the area s

used for agricultural purposes.

It is noted that on 27 August. 1998 the Puriganga at Dhaka has hit the peak at 6.70
m/PWD. By the peak level, the {lood of 1998 15 the fourth in & record since 1910, The

other floods and corresponding return period are shown in Table: 8. 2

Table 8.2: Filood in Dhaka from 19541998

Peak/Level

Year Station Betirn Perind (Y ears)
{metre)

1938 Dhaka 778 54.0

1955 Dhaka 709 315

1954 Dhaka 705 295

1998 Dhaka f.70 13.5

1987 Dhaka 664 1.7

Source: M.A Matin, arlicle pobhished in The Dauly Star, 2002

The recorded rainfall, water level and [low veloeity indicate that local rainfall runoff has
no noticeable influence on the {lood level. Aflicr the construction of the proposed

embankment, there will be a complete change in hydraulic condition in the EI"'As when

3‘1“
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«

proteclion against the Balu River and pumped drainage of internal storm runoff would
be essential. The siorm water will runoff in fully urbanized situation. The proposed land
level in the area appears inappropriate for check against flooding il gravity drainage is

provided instead of pumped drainage system.

Due o flooding August-September. 2004, the goverument further accclerated the
praject to implement embankment along castern periphery along the Balu River to
project flood damage of settlements. infrastructurcs and resources. Loss ol livestock and
economic losses were enormous and uncouniable in the previous floods. In this regard,
the government is politically committed 1o construct although a huge fund will be

required for this purpose.

.
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The World Bank (WB), Asian Dcvelopment Bank (ADB), Japan intcrnational
Cooperation Agency (JICA) and other donor agencies may likely provide funding. Line
agencies will be involved in cost recovery, cvaluation, and monmtoring of the project
with the guidelines by an agreement berween the governmeni and international
deveclopment partners. In this regard ihey sugecst forming a separate authonty with local

professionals and experts.

Implication of the Embankment:

The implications of the proposed Embankment will likely be: (i) urbanisation will
accelerate within the prolected areas iherefore preparalion of a pioneer plan with
enforcemeni is essential before construcuon of the embankment. Otherwise, PLDCs,
Cooperative Housing Companies and individuals will rapidly develop the area in an
unplanncd manner, (ii} afier the construction of the embankment. if internal canals,
wetlands and ecosystem are not properly maintained the whole drainage network will
collapse and cco-system will be damaged, and (iit) large number of houscholds will
need rehahilitation ar resettlemeni once the construction work begins (3). Consequently,
the settlements will take place along the embankment and tand use will change

drastically. The prevailing resource potentialities will be damaged.

Management issues: The proposed eastern cmbankment project will cover several
major components such as: (i) construction of embankment (ii) acquisition and
resertlement  (iii) intemal drainage system, (iv) internal urbanisation, and (v}
environment ele. According to the DMDP recommendation, DWASA, BWDP. RHD
and RAJUK {(DMDP 1995-2015) will work as the implementing agencies for the carly
completion of feasibility study, design, and [ull integration of necessary hydraulic work
of the long-term flood proteclion and drainage strategy for the project. From the
management perspective, the povernment may constitute an authority to lake the

responsibilities for the design and implemeniation of the project.

Alignment of Dhaka Eastern Bypass:

The development partners of the government are worried about fixation of the swiable

alignment of thc Dhaka Easiern Bypass. The Woarld Bank enpaged Hal crow Fox, -




consulting firm, to fix olignment of the Eastern By-Pass and its implication. The

consulting firm covered drainage, environment and resettlement jssue of the eastern part

of city. It has also justified the bypass because about 36,000 private cars, buses and

teucks use Dhaka roads every day, and of these about 1,300 are trucks. The remainder

starts or finishes their journeys inside Dhaka. Hal crow Fox has given four alignment

options for the Dhaka Eastern Bypass (Figure 8 2 & 8.3):

Option 1:

Opticn 2:

Crption 3:

Onption 4:

Option 5:

Staring [rom Naocjuri on the Tangail Road and cnding near Dogail on
Dhaka-Chittagong Hiphway

Starling from Naojuri on the Tangail Road and ending near Kachpur on the
waest side of the Balu River

Starting from Naojuri on the Tangail Road ending near Kachpur on the easl
gide of the Balu River; and.

Starting from Naojuri on the Tangail Road crossing the Balu and Sitalakhaya
Rivers and meeting Kachpur on Dhaka-Chittagong Highway

Chosen Alignment is Option 1: Starting from Naojuri on the Tangail Road
and cnding near Dogail on Dhaka-Chittagony Highway. This option provides
Two links, one at Kilkhet and another at Ramnpura to the existing network of

Dhaka city road. It also meets National highway nelwork near Joydevpur in

north and near Kochpur.,

The government is nol yel finalized the alignment of Dhaka Eastern Dypass. On one

side. it may play a positive role while it also has some negative impacts.
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Figure: 8.2 Alignments of the Proposed Eastern Bypass:
Source: Dhaka Fasterm Bypass Smdy, 199708, lalerow Fox Consultant

N
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83 Overlaps and Conflicts among Agencies:

The agencies concermned are in charpe of making the development plan. They are also
responsible for guiding the privatc development companies for project implementation
control and moeniloring. The RAJUK is responsible for planning, development and
development control of the city arcas. At the same time, the DCC can design plan
wilhin its jurisdiclion wreas. There is a major overlapping in functions. The DWASA
holds the mandate to provide waier supply, drainage and scwerage and the BWDB 1s
liable to the manapement of rivers to conire]l construction of cmbankments elc. The
Mol and Office of the DC, Dhaka maintains lund ownership documents including Afras

lands and the DoE is also responsible in maintaining pollution free water, air and land.

[However, the present programmcs and responsibililies of these agencies are not
coordinated, and isolated, and therefore widely crticized. The overlapping and
uncoordinated programmes among agencics occur frequendy. In lerms  of
responsibilities, local government construct local roads responding to the demands of local
people under the supervision of local chairman/ward commissioner. The functions of the
RAJUK, RIID and LG someiimes have overlap and conflict in road construction
programmes. The DWASA and BWDB are responsible to ensure effective dramage
system and flood control and hydraulic management, but they are paying less allention in

saving the existing canal.

The MoL and DC ollice are aware of maintaining the records of land ownership, thas
lands. acquisitioned and re-requisitioned lands of different agencies. These offices also
hold the authority to lease-out khas lands and exchange deed with public companies or
individuals. They are not cncouraged in updating land records and due to shorage of

manpower and absence of modern inanagement system.

The DCC is not vet a part of thc whole EFAs. Most of the areas are beyond their
jurisdiction, excluding the sides along Progati Sarani. The municipal services have been
limited in the areas. On the other hand. different agencies are unable to provide basic

civic amenities in the EF As.
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The DoE looks imte overall envimonment, land water and air But the up-te-dale
information on water quality, ccosystem, and natueral resources are not available to this
organization. [n both developing and developed countrics, local governments are under
severe stress from rapid urban changes either population growth or decline fiscal
pressure. Due 1o growing demand lor services, and increasing pollution, they ofien have
neither the mandale nor the money or resource 1o cope up with their mounting problems.
This is especially true in the developing countries where urban growth is most rapid and

ihe governments tend to be under-funded and institutionally weak.

Community mabilization is by no means limited to cities in developing couniries. It
concludes by examining the wvital role that cities must play in achieving the goals of

sustainable development.

In conlrast, many cilies n developing countries are (acing new pollution threats with
weak institutional structures. inadequate budgets, backlogs n providing hasic

infrastructure, and the economies are less able o generate the needed capital.

However, as the number of these institutions grew, confusion over levels of authonty,
overlapping responsibilitics, and vested political interests grew parallel. Metropolilan
authontics construct large, cxpensive infrastruchures and then transfer the management
responsibility of those to scparate institites or organizations The public and private

seclors and their supporimy acts/laws conllicling each other are presented in Figure 8.2.
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Exlsling Munsgement and Conllicts in EFAs

Sal R

Fignre B.4: Existing Management and ConfTicts In the EFAs

Weak institutional capacity undermines mosl governmental efforls to manage urban
land effectively, This emcompasses lack of expertise in environniental planning,
management amd inedequate financtn) resources. In many countries, there are many land
management institutions that formulate plans and policies arxd make invesiments in
urban lands.

The RAJUK, RHD, DWASA, BWDBD and DoE are respansible for protecting the
EFAs from [looding and providing clfective dminage network, and checking pollution

for sustamable erban development.

The functions of diflerent agencies, wealmesses in management, overlzpping among
agercies and conflicting in EFAs are summarised in Table 8.3. To execute these
responsibilities, the agencies concemed should be strengthened 1o build their intemnal
capacitics like management siructure, professional capacities, technical and logistics etc,
In this matter, only 750 personnel have been working at the RAJUK since the last two
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decades. Now this updated organogram is essenfial. We discussed only about the

organisational stracrure of (he RAJUK and its strengths and weaknesses.

It is primarily responsible [or preparing the master plan. detailed area plan for Dhaka
city including the eastern fringe, simultaneously it is empowcered to contrel land use and

all sorts of development activilies.

Table 8.3: Functions of Different Agencies, Weaknesses in Management,
Overlapping among Agencies and Conflicting in EFAs

Agencies’ | Specific Functions Weaknesses in {verlapping/ Conflicting
Organizati Management Areas
ons
RAJUK Planning, development | -Wellands, retention | Due to absence of
and development ponds.  deep  low-lying | idcutification of cannels!
control of EFAs: areas  are oot yet | channels/ ponds and
carmarked on mouza map | government KAas land,
-preparation of Detailed (seale: 1:39000. RAJUK faces difficulties
Arca Plan (DAP) to prepare DAPs and
-Cruring preparation of I5SUINE ]_}Ianmng
-land use control DAP 1dentification and permissian
earmark of wetlands,
_planning permission retention ponds, deep low-
Tying areas will be
. completed
-regulate private
housing, estates.
Ministry =Mol, owns government | Oovernment kRas land, Confusion surface while
uf 1and land and maintains the | e.g. frafs/channels/ponds | RAJUK and other ageneies
fMol.) records of s and and agencies lands are not | issuc ¢learance and
acquired lands of earmarked in the EFAs, development permission to
different agencies This weakness encovrages | acquire land for
encroachment on development projects.
government lands Moreover the ditficulties
alsio rise for the housing
permission 1o the PLDCs.
DWASA | -Development, -Maintain canncls/channels | Permission of the DWASA
operation and in FFAs, creates conflicts with land
maititenance of storm use provision and
water drainage are to -Construction of treaument | infrastructure proposals of
remove warer logging, | plan near EFAs Lhe DWADP,
-Development, -Concept ol bos-culvert is
aperation and unsuitable in egslem part
thaittenance of of the ¢ity and introduction
sewerage system and of upen canals/canncls
treatment eli:, should be encouraped

Continued next page

)
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DCC -Provision to draw up The DCC is mainly -DDC, Pourashavas
Master Plan of an area concerned ar building up construct road
of city area within its areas—upart of Badda, inlTaslructures where
jurisdiction, Bhatara and Joarsahara RAJUK programmes are

MOuZAS not considered in most of
-Development, Cases
expansion and
improvemenlt {such a5
sile development
proleclion. expansion
and restriction on low-
Iying areas.)

EWDR -Canstruction of the The aligninent of proposed | -Present situation creates a
proposed embankment | embankment was fixed-up | dilemma between the
along the Balu Hiver, in 1987 and acquisition fixing of embankment

process stared, but it was alignment and how much
-Canrol of hydrology nik materialized lands are required for
of the Palu River and Mcearmwhile some studies acquisition,
surrpundings, have already heen done

and FAP, DMDP, Flal -The guestion is raised
-Planning, crow [ox and STP have about absence of
implementation and some new proposals. The coordination and harmony
management of water change i alignment is of land use, drainage and
relared projects, raised with respect to the environmenl

physical. economical,
-Direction and flow of | social and environmental -
the rivers. considerations. Now Lhe

question is raised which
-Embankment and fload | alignment should be final.
conmol,
- Coordination and
implementalion of
National Water
Managemenu Plan with
the WARFO.

DuE Preparstion of <I'he 3oF iz not carrying The comtribution of the

ervirgnmental plan,
implementation,
nmonitories, review and
feedback

nut s activities due to
shortape of technical
manpower and logistic
suppori.

-The PIL.DCs are afien
canfused abowut
environmental mitigzation
maasures

public agencies such as
canals excavationre-
excavition amd
constructian of the
propased embankment.
Development activities of
private sector are not
guided by environmenial
planming.

- .
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8.4 Management Structure and Functions of the RAJUK:

Before 1987, the orgamzatioval siructure of former Dhaka lmprovement ‘[ rust {now
RAJUK) comprised a full-time chairman and 12 pari-lime trugtees of the board. In 1987,
it has replaced the structure by its present {ive full-lime members {called Kartripakkha).
All members are govemment officials. In this process, public represeniation in
policymaking. planning and policy exccution have been crossed out (4). These board

members arc chartered to cxecute responsibilities of the organization known as

Karripakkha. The function of the members and directors are tangled. as their

responsibilities are not yet clearly chanered.

Chairman

v v v y ‘

Metnber Member Member Member Member
{Admn. and Land} {Planning) (Dev ) {Finance) {istate)

l ¥ ¥ ¥ l l
Seerelary Director Town Planner Chief Director [Nircetor
{Lund} (Dircetor) Engineer (Finance) {Estate)

Ti sl [ollows 1984 Organogram, where 784 staff and cmployeces were sanctioned. This
was staff-based rather than technical manpower-based. The varieties of factors have
contributed to long delay in implementing this propesal. initialing steps to bring the plan
up-to-date and the failure to continue to exercise strategic planning {unctions. Shortage
of planning staff with the necessary skills and experiences has been a factor, But over
the vears, the RAJUK management lias prelerred te priorilize its land development
lunetions. The justilication of ihe function is to fulfil profitability requircments of the
orgamzation’s survival. Therefore, heavily preoccupicd development strategies get

priority tather than planning.



242

Professional capacities: While there 15 a role for generalist in ihe management of &
parasitical, the composition of the board as a whole lacks professional oricntation to its
main missicn of town planning end land development. Furthermore, the role of
pcneralist full-time member does not fit well with that of the professional dircctor of a

depariment.

Representation: The board, being burcaucratic in composition, lacks representalive
charucter in terms of the commumily it is scrving, which dimimshes its accountability
and hence fis crcdibility and public support (). The board does not bring in
comprehensive measurcs from other agencies involved. Aboul the previous
representative board, allcgations run high that it had poor attendance and lack of

commitment lo perfonn the duties.

Adminjstrative weaknesscs: The existing organizational setup in the RAJUK 1s weak
in terms of plan preparation. development and developnient control. This organization is
having poor lechnical manpower and logistic support. During recruitment procedures,
the intcrview board was sometimes highly influenced by political personalities and
influeniial elites of the sociely. In past, temporary appointment was made on master role
work-charge basis as o resull quality personnel got limiled access to the city

development organization.

RATUK office in Dhaka centrally controls plan preparation and plan implementation.
All manpower of ihe organization is working at the head office and it appears that they
cannot carry out their functions cffectively because of the need to travel long distances

frequently.

'This procedure is less elfeciive for arca-based plan preparalion through surveying,
feedback for plan correction and monmitoring for plan implementation etc. The

responsibilitics of different sections within the orpanization are overlapped.

Technical support: The RAJUK has limited number of cxperienced technical
professionals. Seme technical professionals are diverse in different disciplines of the
organizalion. At the same time, exisling manpower is invelved in day-to-day respeclive
assignments. The exisling RAJUK manpower is quite inadequate to oversee the in-field

development of the city. To carry put these tasks propetly more professicnals, planncrs.
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architects and engincers are needed. For better management and control of land use, the

RATUK should set up regional offices in different arcas.

This organization lacks medern survey equipments, computers, GIS labs, MIS, soil and
olher material testing laboralories and rescarch labs ele. Therefore, the present system

fails to prepare plans and plan implementations significantly.
8.5 Development Compunents:

The existing Jand development housing projects need resource mobilisation, appropriate
technology. cullural understanding of the community and public participation. But the
ongoing housing projects are not supported by these components. Even they are no
obtaining supgestion from others. The projects start with their own fund and adopt

differcnt traditional lechniques W implement the projects.
H.5.1 Resources:

The RAJUK is a sel{-financed arpanization and ils resource strength is very limited. The
main revenue source of this organization comes from selling of residential. commercial
and industrial plots. In addition, some other income penerating options for the
organization are collection of fees from building plan, sclling of application form for
¢lean building plan, ete.

The RAJUK is alome incapable of implementing projects in the EFAs, particularty
eastern bypass, due to lack of experts and funds. In this case, mobilisation of funds Irom
internal and cxternal sources is essential. On the other hand, experts should be hired for

this project.

8.5.2 Cultural understanding:

The location of projects is evidence of a cultural misunderstanding. A case in point
where peripheral sites are identificd conflicts with inmer city cmployment opportunity
and cultural distance. Where cmployment ability should have been improved by
minimizing the housing and commuling expenses, the plan borrowed ihe idea from one
culture and is adjusting them for another may not be appropriate at all. Building houses

borrowed from onc culture and adjusting them for amoiher culture may not be
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appropriate too. Building houses lor (he poor in the Uniled Kingdom to solve housing

problems docs not assure it will work in poorer developing countries.

In terms of the fact thai the EFAs are a predommantly rural character, tradilional
households are bonded with their own culture and atlitude. Before the 1980s, the Jocal
communities had close attachment with social interactions. Due to urbanization process
in the area, the cultural bondage becamc slackened. The established facts are
intervention of the PLDCs housing i ihe castern fringe, increase land value, areas
identifying by migration particularly urban peor and so on. Duning the ficld survey, the
information was elicited through discussion with household members, tenants,

communilies and gencral people.

The survey findings reveal thal agrcultural holding including homesteads are being sold
(o the PLDCs at high price. The funds are used to purchase homestead and agricultural
land ouiside the areas where lands are available and cheep. If any money 15 leflover they
spend the amount lor children’s education and marriage as other mischance purposes. If
further money is lefl over, then they buy replacement agricultural land in low aceessiblc

parts of adjacent areas where land values are much lower.

Meanwhile. some housing projects have alrcady started in ihe EFAs, Bashundhara,
Banasn and Afiabnagar. The people living in the areas have mosily come from outside.
The culture, behaviour and attitude are quite different from local people. In this case a

cultural gap 1s remarkable.

The occupational pattern is changing quickly due to urbanisation. The available labour
foree in the arca prefers them to be engaged in off-farm employment in the city arcas as
such opportunitics garner high income. Most of them are engaged n business, trade,
factorics and offices and daily labour. Previously, their occupation was mainly farming
and fishing. Generally, majorily of the farmers have to supplement their incomes with
off-farm work from selling vcpclable as day labourers. In this process, the whole

cultural behaviour and attitude is changing gradually.
8.5.3 Appropriate technology:

The planning framework is dependent upon the lechnical surveys required prior to

construction and the capability of thosc charged with building it. ‘The detailed proviston
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for the necessary surveys, which is an essential ingredient of the planning process, is

prerequisite for underiaking such a venture,

The RAJUK deserves full techmical supporis like GIS and MIS labs; unfertunately
which is unavailable at presenl. Now the RAJUK is (rying to set up these moden

equipments for proper planning and like GIS and MIS labs.

Complexities arise in incorporating technology inte development projects. The first
problem is to identify what constiluies technology, and in the EFAs technology slipped
throngh different routes. Expatriate consultants, local planners, and engincers trained
abroad sought solutions with a high technical content rather than an indigenous one.
{One could compromise accepting ‘intermediatc technology’, which 18 probably the

second best,

Giiven the experience of Bangladesh in successfully incorporating a number of fluod
control projects, there is no reason to belicve that the same could not be used to protect
ihe EFAs from flooding. The planning framcwork was established 1o ensure successful

completion of such a structure.
B.5.4 Public parlicipation:

Public participation is a widcly acceptable phenomenon in the process of plan
preparalion, implementation, monitoring and management. ‘This participation may be
crealed either though direct or indirect chosen representatives. In the project based no
consullation was ipnored before both ihe public and private seclors. In case of eastern
fringe area, the PLDCs have underlaken lots of projects without consultation with the
comumunity, local leaders, elites and locals. Even most projecis are expanding without
prior approval from the RATUK. On the oiher hand, the RAJUK does not consull with
other agencies as well as communily people and local leaders during approvals of any
land devclopment project. However, the major concerns in the area are private housing
projects. canal networks and drainages, road networks and flood protection cmbankment
along the Balu River. The public sector has been execuling management work of these
levels. To regulate these activities, public scctor is direcily or indirectly responsible o

look into the activities. This chapler also deals with the privale housing projects,
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drainage and embankment and responsibilities and management perfermance by the

government agencies (like RAJUK, DWASA, BWDB, DCC. DoL and others).

To oblain necessary information. public meeting is probably the best method where all
point of views can be shared. But the danger is when community leaders, who are self-

appointed, express their views that are uniypical of those of the rest of the community.

I'he project would have a different fate if full and open consultation with the residents
were done throughout the planning process. The following responses to whether the
design prioritics of the planners could have been altered: whether the residents reacted
positively to the financial implications of the project or what proposals might they have

to make 1o reduce the cost to the levels they conld afferd.

Fund constraints, inappropriale project plan execution and lack of monitoring are
responsible for the failure of the projects. The govermmenl agencies paricularly the
RAJUK, LG, RHD, DWASA, BWDB, DoE. should perform their respective role in

controlling and managing the BT As.
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Ci—[Al‘TER 9:  COMPREIIENSIVE PLAN: GUIDELINES FOR
SUSTAINABLE DEVELOPMENT AND
MANAGEMENT

9.1 lntroduction

To accommodate the growing population of Dhaka, the need lor senviced residential
lands is incrcasing cveryday. T view of liveable covironment, the physical
infrasiructure. utility services and e1vic amemibies related to the arca have been ignored.
All aspects were discussed in the previous chaplers o this research, However, this
chapler allempts to provide a comprchensive planming guideline based on information
anatysis where physical, flood management and drainage, cnvironmental and
management compaonents are incorporated. In the process of research the problems

[ound in the study ares are synthesised below:

Problem 1: The PLDCs purchase lands from individual landowners and occupy
government Ahas lands and lands of different agencies for housing projects and land
speculation. In the process of collection, individual landowners are compelled to sell
thcir lands 1o these companies at their quoted prce. The PLIDes are grabbing
unprotecled khas lands swrounding their projects area, In this process, the compames

bocome landlords aud use the lands for housing projects.

Problem 2: The EFAs are now considered as a moneymaking market place for these
actors, The actors arc mainly PLI)Cs, cooperatives housing societes, fandowners. land
brokers, land speculators and expatnate Bangladeshis. The attilude of the actor is to
obtain moncy from their project arcas. In the FFAs the actors have adopled ihe
techniques of operating therr bhusinesscs, as a tesull land value in these areas 1s
increasing. The landownets arc beng encouraged to scll their lands at a higher pricc.
and in this way they arc becoming landless both from their homesteads and agricultural

lanuds.

Problems }; The El'As are physieally low wilh oue or more exccllent canal networks;
moreover, same low-lying arcas mcludimg wetlands, ponds and ditches are available for

waler slorage. The random land filling aclivities by the PLDCs is damagimg wetlands
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]
and water reserves; thercforc it provides severe impacts on the productivity of

apriculture and {ishenes,

Problems 4: The cffccliveness of dramage networks is gradually heing reduced. which
creates wartcr logging. Meanwhile private companics have already filled up and
occupied some canals. Duc to such activities and construction of local roads, the runoff
ol storm water 15 obstructed. The local governmeni under Food for Work Programme
construets the local roads. The local road construction activities also aceclerate the

chstruction on smoolth water fow,

Problems 5: The EFAs are continuously tunting into urban uses and this proccss is
accelerated duc to the proposed embankment {Bypass) along the Balu River. At this
stage most of the actors are acuve 1n holding barren lands for future housing projects
and land speculation purposes. The land value in the arca is rising sharply for such

activities.

Problems 6: The EFAs are surrounded by indusinal, residential and mixed land uses, A
huge quantity of solid waste 1s generated from the areas and more than 30 pereent of the
garbage is thrown al the nearest watcr bodies, kkals and ditches. Morcover, the
generated liquid wastc ol domestic and industrial cftfluents of Tejgoan Industrial Area is
dhscharged into Begunbari Khal that later low into the EFAs, As a result, the fora and
fauna and natural species are gradually disappeaning and the arcas are becoming

ecologically imbalanced,

Problems 7: The changing land uses of the EFAs continue due to urbanization and
urban land development activities The areas are densifyving through new settlements
{residential and others). 1t gives negaiive nmpacts on the physical and socio-economic
resources. Analysing the image of 1990, 1996 and 2000, it is clearly indicated that the

agriculture lands are reducing and the scenano 15 changing,

Problems 8: The development agencies concerned are responsible for controlling the
Iringe areas by enforcing existing acis/laws. Present legislatives have some loopholes,
which lead to overlaps and coullicls in the devclopment process, Moreover, these are

inadequale 1o (ake sleps against illegal carth-Nlling activities in the low-lyving areas. To
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address the problems, a new faw reganding illegal land hlhing should be framed and it is

also essential to revise the existing acts/laws wilh panel section.

= lmplications of the problems:

The implicabions of the above mentioned problems arc frequent waler logging 1 the city
and its surroundings, (lood sk, depletion of natural and biological resources. The water
storage arcas for storm waler and flood are reducing gradually by earth filling, as a
resnlt [lood sk and temperature of the area is gradually nsing, We can also say that the
engoing activilies lead 1o changing land usc. As a result, the people of the area have to

pay ofl its impaels.

On the ather hand, in the area’s hrepuiar and unplanned growth are the constraints for
snstainable development process. The network drainage and preservation of wetlands
arc mosl rmportant for better environment. Moreover, the changing land uscs of the
study arcas increase land, water and air pollutions, therelore, the environmental risks are
associated with land use and land manapecment. To address the problems, a
comprehensive plan 1s essential comprising the physical, dramnage and environmental

aspects.

Responding to the yrowing demand of housing blocks i the cily, the PLDCs are
establishing housing projects in the peripheral low arcas. The EFAs are now a potential
location for present and futurc heusing and wrban development programmes The
PLDCs and cooperative housng companies and other actors legally or illegally occupy
lands and trv to establish their nghts 1n the areas. To understand {his scenario, some

studies and planning programmes were carried out in these areas, These are as follows:

FAP (JICA), 1992 Study: This study addresscd the problem of inundation of the
capital city by reeurring Noods and recommmended an embankment around the capital
¢ity. The eastern part is planned to be bwilt under the FAP 8A along the Balu River.

whuch is around five to seven kilometres sast off the city (1).

Halcrow Fox Study: In 1997-98 a sludy was undertaken to cxamine the practically of

comsiructing the road and patentiality of funding it through private sector. The study
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alsn looked ilo the drainage, land use, resetilement and environment siluation of the
proposed Eastern Bypass. The study, however, considered four alignments (see chapler
&} and rccommended alignment 1, which is a 39 km road along the castern edge of
Dhaka ety from Kanchpur to Tong since it can generate intra-cily traffic as well as be

uscd as a bypass road (2).

After the 1998 Mood, the government fell the need for an embankment and extended
scope ol the Halerow l'ox study to incorporate provision of a food embankment. The
govermnent prelerred abignment 3 of the study, which 1s a lood embankmeni-cum-road
along the Balu River around five to seven kilomctres easi of Dhaka city, with the hypass
road on the top of it {Dhaka Tniegrated Flood Embankmeni-cumm-Bypass Road). The
donor agencics soon concluded that the povernment might finance this project as it docs
not yicld any sigmficant financial retumns, But the project could not attract development

partners or donors,

DMDP 1995-20135: The DMDP shows the EFAs as an urban fringe; but the arcas can be
built up as new urban arca if the proposed embankment is constructed. The plan also
recommended makimg a Detailed Area Plan keeping the nfrastructure dramage
networks and relention areas as planned. The plan also recommended that the indicated
geological faull conditions nced further analysis. Morcover, the existing housing
projects (like Bashundhara and Abtabnagar) need urgent review to adhere those to water

managenient (1),

Dhaka East City Development Conceptoal and Contraciual Framework (Z002):
Infrastructure Investment Facihiation Centre (ITFC) has proposcd Dhaka East City
development recogniszing if potentially high land enhancement and property
developroent concept can be combined with other projects. High land cnhancement and
property development concept can he combined with other projects. It can dramatically
improve their viability and {inancial abilitics. At the same tune, it can creule a modern
and planned city starting [rom the east edge of Dhaka city to the Balu River. This city
can easc trallic eongestion, air pollution and unplanncd growth of the present city. The
development options of the ITFC were: (i} full city development. which allows capturing

the land enhancement value and planned land usc of the entire area; (i) limited city
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development io the extent of the land with value enhancement sufficicnl to reahize the

byvpass and Food cmbankment (4).

The key advantages arc avoiding huge financial requirement for land acquisition, land
value enhancements, morce acceptability from social and legal point of view. According
to lhe recommendations, landowners and the government cquitable shares in the land
value cnhancement. On the other hand, il most of the landowners opt not to parlicipate
m govemment-funded requirements, acquisition can bhe increased to an indelimie

A0,

Study on Tmpacts of Land Use Change wpon Storm Water Drainage and Wetlands
in Eastern Part of Dhaka City (2002):

The IWFM (BUET), DGE {Department of Geography and Environment, DU} and [WM
jointly carmied out a study was in the north part of the easiern edge of Dhaka. The study
also mapped the southermn part of the arca up to Pegunbari Khal and recommended to
preserve  local wetlonds and natwral Kheds for drainage chanmels. institutional
arrangement for regular measurcment of sionn runoff from the drainage. This study also
suggested that management of land use achivities should be integrated with stonn waler
dramnage managcment plan. [n addition, the land use plan and alignment of main intcmal
roads should be such that maximum atilizaiion of existing topographic advantage can he
laken in the drainage master plan. Tnlegrated approach o urhan development was also
recommended in the study report. This study, howewver, did not incorporaie all

components of urbamixation (5).

Rueviewiny these proposals and research lindimgs, the following recommendations/
proposals was put forward for planned develommnent in the EFAs. In this casc, a

comprehensive development approach would be essemtial to make the area systainablc.

0.2 Comprechensive Plan Guidclines:

A comprehensive plan for the EFAs 1s essential comprising the physical plan, drainage
andl flood control measures, environment plan and management proposal in respect of

ihe research objective, Figure 9.1,




252

1
b

( Planning Approach
S

!
! ’ y

Physical Planning Fleod Control Emhankment Environmcutal Planning
¢ infrastructure and Drainage Planning + management of solid
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& Mmitigation measures

= Flood plam and wetland

# harard prone areas

Institutional Management:

Figure 9.1 Comprehensive Plan Guidelines

Flood Control and Drainage Planning: The ¢astern embankment will be built along the
west bank of the Balu River fo proleci eustern parl of the city from [loodwaters. A toial
pumping capacity of 180.5 m3/s with required volume retention pond area of 157.91
sqkm has been estimated for the protection of cntire castern Dhaka, Tn the study area,
the pumping capucity of 107.70 m3/s with required volume retention areas. (FAP, JICA,
1592},

The drainage systemn is a very important component in the EFAs. Within the available
canals and channels in the surrounding areas of the study aresas are using as eutlets. The
depressed lands {wetlands) arc mainly used as wuter storage areas. In the carly
discussion, the land filling/land dcvelopment activities by the PLDCs and road
construction and (heir effects on drainage system were reviewed. This seclion proposes

the problems of drainage system in the area.

En¥ironmental Planning in the EFAs: The study area, in particular, is sensitive from
the envircnmenial point of view hecanse parl of Ihis low-lying area serves as a very
important drainage channel. Storm mn-olf as well as wastewater generated within a
wide area around the project site [lows through the project area. In this study, the 1EE
was camied-out and the impacts on ccological, physie-chemical, economic and luman
related parameters were assessed. Then assessment primarily focuses on hydrology and
Nood, natural [lushing water, wetlands and aquatic habitat, terrestrial habitat, Mishery,
employment and health cic. This planning also includes management of gencrated liquid

and solid wastes within and snrrounding the project areas.
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92,1 Physical planning:

The physical planning of the study arca should be guided by the topography, land level,
cannel network and proposed embankment. The physical plan compriscs infrastructure
(roads and semvices) land use provision (zoning), housing and ancillaries and density
contral. The proposed new urban areas should be ensured during the DAT. The existing
buwlt up housing will be adjusted on the basis of the Private Land Development Housing
Rules 2004,

Land Use Zening (Guidelines):

The physical planming of the EFAs compnises setting of appropriate land uses and land
distribubion based on physical developmeni, The physical plan (land uses) of the area is
the part of comprehensive urban plan The plan would be broadly gwided by planning
principles for future growth using the mnstrument to regnlate land uses. The prowth is
determined bascd on the exisling topography, sctllements, and critical covironmental
factors. These are wellands, geology and soil harard prone areas. (natural fault) canals
network and retention pouds ete. The board land use zoning of this study area is

recommended bascd on the analysis of the varions aspects (6).
¢ Housing and ancillaries zoning:

Housing rone n the EFAs should be determined based on geomorphology, land level
and so1] conditgon, Margover, the major environmental factors should be considered to
make the arca sustainable. 1t {s discusscd that the EFAs are being gradually converted
mto private housing withouwt any consideration for physical censtraint. However,
housing rome would be restricted where land is unsuitable for the environment
Moreover, drainage channels, cxisting setilements, namral canals and physical
mitasiruciures should he considered in housing vone. The existing and ongomg land
development projects within the study arca should essentially re-cxamine the prevailing

situation and incorporate in the housing zones.
* Agriculture zoning:

An analysis of the EFAs shows that about 70 percenl land of the arca is used for
agricultural purposes seasonally. The survey report reveals that agricultural lands are
mainly {ound in Berad, Satarkul and Dernra umon, In the urbanization process it is the

most dilficull part o keep land free for agneullural purpese within the proposed arca.
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Howcever, the measures of discouraging urban sprawl in prime agricultural lands or
prosnating the arderly conversion of agricultural land (o urban use were made {DMDP).
Exclusive zoning is necessary in the castern fringe to preserve certaim agnicultyral land
[ production for urban areas. The comparatively low-lying arcas may be hrought
under multi-use forms ke agriculture in lean scason and retention pond m wel season,
This approach provides food supply in the city areas at a lower price at the same tme

the arcas could be used as open space (7).
s  Flood plain and wetlands zoning:

Flood plain zone should cover the hydrolegical arcas subject to seasonal floodimg. The
EFAs (before construction of the embankment) should be controlied n order to avold
obstruction Lo foed Mlow, which might otherwise result in adverse hydrauhic effects.
Alfter the construction of flood cmbankment, the internal management of (lood would be

controlled and prescrved wetlands, installation of pumping station etc.

The wetland zoning i the most common instrument for regulating land use The
proposcd retention arcas would be considered and preserved as wetlands, which have
been tentatively carmarked in FAP 84 {1992). About 12.5 percent land should be kept
frec for retention. Adequate measures should be taken to prevent such areas from
urbanization. Undcrstanding the importance of existing wetlands, it is necessary lo
protect all sorts of development activitics. The bulfer zones will be helptul to insulate
wetlands as well as water quality from any adverse impacts lrom surrounding areas. The
buiTer 7one of wellands should be uscd for land use. The Watural Water Body, Open
Space, Playground and Park Protection Law, 2000 and other relevant acts shonld bo

applicd to protect the low-lying arcas.
* Ilazard-Prone areas zoning:

According to ycophysical records, Rampura Fault on Begunban-Jurain Khal makes the
arca vulncrable lor massive wbanisation, paricularly construehion of high-nse
huildings. Therefore, compatible land use on such harard prone areas may be allowed.
Thus could be uscd as park or open space, and such necessary management conlrols can

he undertaken (83
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¢ Road infrastrucinre:

Tlis road infrastructure shoutd follow the Integrated Transport Network 1995-2015 (sce
Map 3 1) I should be considered as a broad network and the internal network will be
determined duning the DAPs (DMDP). In this plan, land use and road network should
match, and need 1o ensure traffic circulation with pedestrians and parking facihiies. The
utility ageneics concerned will provide the required services to develop the areas o a

planned manner,
4.2.2  Flood management 2nd drainage:
0.2,2.1 The embankinent:

The construction of the embankment along the Balu River (Tongi Bridge to Kachpur
Bridgce) has been proposed in the AP 8A Project (TICA 1992) and DMDP (1995-20135).
The main embankment should be constructed in between Tongi and Demra to mianage
lloodwaters in the Balu and Lakhya Rivers. It will expend to Tangal Road in the
northem part and 1n the southern part it will connect Chitlagong Highway at Kachpur

Dridge. Flood management in the EFAs is another important factor in overall planning.

According to the Master Plan for Greater Dhaka Flood Protection Project (JICA 19923,
castern cmbankment along the Bale River i3 to be constructed for protection of castern
Dhaka from external flood [rom pumping station with a total capacity of 180.5 13/ s
to be construcled along the embankment 1o keep eastern part of city free from intemal
flooding. With the accordance lo @ major flood in 2004, ihe need for constructing the
eastern cmbankment as part of eastern bypass project has gained considerable attention
and priority, The proposed ahgninent of embankment follows ulong the Balu River and

the height of the cmbankment and floodwall stands at 880 metres.
9.2.2.2 Drainage network:

The Masler Plan of drainage in the castern part will protect an arca of 118.62 sqgkm of
which 46.61 sgkm is in the study arca (FAP 1992, JICA). The drainage network in the
EFAs 15 connected to upward and downward areas and their surroundings. I is a natural
drawnage hnkage connecting fhals, inlemal channels and rivers. However, the detaled

praposals hiave becn made in the (ollowing,
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o Compartmentalized development:

All formal developments should contnbute to the off-site retention ponds or include a
reservoir ol lor rotention purposes. The immmunent development of the castern
cmbankment may push forward the nesd for compartmentalization in the GEFAs. The
retention arcas consisting ponds and intercomecled khals have to be timely preserved and
should result in review of approved developments such as the gaslem housing project.
The drammage area of 106.36 sqlkm covers the entire drainage by natural channels/fhals
m Grealer Dhaka Bast (97,

The Greater Dhaka East Dhaka wus proposed to be divided into four drainage

compartments ag summanzed below and shown in Map ne.9.1

Table %.1: Compar{mentalized Development:

Mame of Compartment Greater Study Arca Khals Dranage
Dhaka Fasl (sqkm) Areg
{sgkm} {sgkn)
1 Northern Campartment 4,69 Boalia and Nali khals 30.56
2 Central Compartment .04 32.04 Jamair Khal 47.58
3. Southern Compartment 14 57 14.57 Begunbari Khal, 46 58
CGulshan snd Banani
Khals
4. Southern Comparlment 3132 sequnbagicha Khal, 41 34

Creram Khal

Total 1R 62 46.6] 166 36

Source' TAP-§A-19492
a. Canal maintenange;

The imperiance of a canal network in the FFAs is enormous for drainage purpose, The
EFAs are low-lying arcas amd subjecr o periodic [looding rom local ranfall and
backllow from the Balu River. The proposed canal nctwork will be effective to
discharge water into the rotention ponds and Balu River. The existing canals should be
maintained properly and kepl free from all sorts of devclopment otherwise nlemal
flovding within the protected arcas wounld ensue fafler consiruchion of the proposed
embankment). Al canals should be used as collector of water into retenlion ponds or

river, dap no 9.1,
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b. Retention Ponds: -

Flood retention pends arc an importanl part of the flood pmilection project. The ponds
will reduce the intensity of local floods within Lhe proteeted area and reduce pumping

requircments.

The present land use within the lood retention ponds has been allected due to land-
filling activives. The majority of land [or this purpose is privately owned and are in
agricultural use, Various options arc available 1o maintain and control the land for Mood
rcteniion pongds, and to maintain as water reservoirs. The proposcd retenlion ponds have
been shown in Map 9.2 covering about 12.5 percent {382 hectarc of the study area) land
1 Lhe study arca. Moreover, the canals and their hkes also serve for retention purposes.
The options may be implemented in the whole area for its development without

P -ﬁ
compulsory acquisition programme {10)

Option A' Compulsory acquisition by the aulherity of the campleie retention pond
arcas. This was presumed to be the intent in Lhe original design of the Flood Action
Programme, however, it is understood that actual implementation of land acquisition is
a difficult task as large arcas arc needed (incorporating many parcels of land) and huge

invesiment 13 involved,

Option B: Enacting land usc or somng restrictions to prevent [and-filling and land
development would adversely allect the function of the tand 10 act as a retention pond.
This would result in restricting landowners for using the lands. A significant number
of the land parcels are under private ownership and consequently landowners could
nightly claim some compensation for loss of land use, presently agricultural uses.
However, as with Lhe Option A, cven the costs of partial compensation would require a

large amouni of money that is also 100 high for the govermment to bear alone.

Opiion C; Land swap option could be considered whereby cquivalent (government)
valuc land m olher city arcas could be offered to the land owners as an incentive to
resettle, lcaving the retention pond area for governmental use, which could then be

converted into some appropriate usc {recreational or productive uses),

Option I): An engineering solulion could reduce the required area andfor its costs. For
example. since the retention pond is based on having a cerlain starage volume available.

the net area of retention poud could be reduced 5f the same volume 15 maintained by
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excavating withun the pond area berween set elevations. However, cstimates show that

this oplion 1s not very effechive due to the relatively [lat nature of the land involved.

Another methed could be applied 1o merease pumpng capacities; retention ponds act on
the prineiple of greater retention (by retention ponds} of the storm waler flow to reduce
pumping requircments. However, prelimmary estimales sugygest that there s a very hitle
to gain from this option and thal the pond g1ve and pump capacity have already been

fairly optimiscd.

Option E: The land-htling actisities could be protecied through implementing the
Natural Water Body, Open Space, FPlayground and Park Protection Law, 2000. A
scheme of land use conversion to other uses, such as fish eultivation, arc agreed and

suppeoricd by the owners collectively.

Fishponds could be constructed with a limitation on the top water level corresponding to
the retention pond low-level of the stotage. Moreover, additional issucs arisc such as
whether fish cultivation is indeed feasible and practical from the point of view of water
quality. It is an ceconomically attractive option simee there 1s a teady market for fish and
fish products in Dhaka. I waler quality 1s an 1mportant criterion, then a number of

further options exist, such as:

o mpasimg a requitemnent for (reatment of wastcwater [lows within the
embankment compariment

e if full sewerage (i.c. scparate form slonm waler draynage system) 1s impractical
then schemes based on interceptor drains can be considered whereby the
ganulation waste Hows can be combined with the storm watcr into a combined
drainage system, but the wastewaters can be diverted by systems of overlows

and he treated separatcly.

Option F: A do-nothing approach would effectively mean that individual landowncrs
would be al the merey of local Hooding and drainage problems. During the wet season,
the lands n relention pond area would be alimost permancitly under water to varying
deplhs and for cerlam penods of time. 'his would mle out stable agricultural use for
half of the year. This could be proved socially unacceptable, even though ihe present

lands wiilnn the relention pond areas are subject to flooding for some parts of the year.
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92,3 Eanvironmental Management Plan;

The prime objectives of Environmental Management Plan are to protect natural water
bodics, ccological habitation, dramnage, canal network, wetland and environmental
resources. The impacts of physical, biological and social environment parameters arc
assessed through Tmibial Environmmental Fxamination (IFE) {see Chapter 7). The
subjective assessment has been made n this research. However, in the Fnvironmental
Plan, the general reconumendations and mitigation measures arc put forward to 1mprove

the envitommnental conditions, these are:

i, Immediate actions are needed from the DWASA for disconnection of domestic
sewct lincs (o the existing storm sewers and (acilitating construction of properly

designed septic lank at residential and surrounding areas,

il. The storm sewers discharging into the low-lying areas of waterwheel also carry
domcstic sewage from the surrounding residential areas. The industnal effluenis
from Tejgaon Industrial Area are also discharged into the swudy area throush
Regunbari Khal. Managemeni of the water quality woald be a major challenge in the
overall development planning of the El*As. Adequate measures should be taken to
stop discharge of domestic and indusinal wastewater into the anea, Such measures
may inchude establishiment of combined sewage treatment plant for both domestic
and industrial waslewater and gradually conmecting domestic wastcwater line from
the storm scwer line Delailed design of the Comlnned Sewer Overflow (CS0O) and

the twin sewer diversion line should be undertaken by the DWASA (1)

1, The liquid and sohd waste generated in the proposed urbanized areas at present and

luitire need management plan and implementation of the plan must be ensured.

iv. A momilonng system for identificalion of possible pollution sources and to asscss
water qualily of the canals and wetlands, According 1o the requirement treatment to

be taken up;

The significant environmental impacts have been shown in the Tables of Chapter 7. The
corresponding mitigalion measures to minimize adverse mmpacts and enhance positive

{benelcial) impacts are presented in Table 9.2,



Table 8.2; Mitigation Neasures
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Significant Tmpact Tssuc Tyvpe of Impact Micdgation Mcasures
Reneticial Adverse

Fenonal hydrologneal regime., A Regularsannual re-

finod pattem, etc. excavation/maintenance ot canals
{khals)

Matural flushing + Exeavate primary, secondary and
tertiary canals (Rhals) petiodically

Ground waler lable y Preserve open waler bodies,
rclcnlion ponds

Water logping and drainage ¥ Regular re-excavations of canals
(frhals) place CC Blncks for erosion
control

Erosion snd sibiation Al Repular/annual re-cxeavution!
maintenance of canals (fhafs)

Wetland and aquatic habitat v Proseryve dry season water bodies

Terrestrial habitat A Encourage plantation

Matural tishery Af Enhusnee culture fishery

Cullure Oshery A Ensure funding support to expand
culture Nshery

Employment scupe o Enyzge local peaple for
infrastructiure developrment

Health, nuirtion, and disease +f Expansion of urhan health service
through instilutional coordination

Commmunity impacts Yy Enhance emplovment gengration

Source. Survey findings and concern with relevant documenls

9.2.4 Environmental monitoring:

The research apparently reveals that the study arca would have no remarkable negalive

cffeet on environment of the area 1Emiligabion and monitoring programmes werc carricd

cut with coerdinated institational support, The canals and wetlands should also be

regularly montlored fo protect them from encroachiment, congestion or water logging.

Adequale operabon aud mamtenance of the CSO structure built for diversion of

domestic wastewater musl be ensured. The water quality of canals and wetlands,

rctention ponds should be regularly monilored. Tralfic movement in and around the

fulure urhamred arcas {EFAs) should be monitored so that appropriate traliic control

measures could be undertaken to case traffic tailbacks on major roads. Al the same time,

air quality and nose level should be regularly monitored in and around of study arca,
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9.3  Pan Implementation:

The recormmended Comprehensive Plan could be implemenied through ihe public sector
by compulsory land acquisition. On the olher hand, implementation programme may be
underaken through parmership programme among the public and private sectors. The
implementation process is presented in I'igure 9.2. Both the optiens have a lot of merits

and demerits. Thesc issues have been discussed in the following scctions.

Objectives Owption-1 { Acquisition)
s [nvestizgate PLDCs activities and e Public sector project
enwmpmemal |r_npa-:ts o Create land bank |
* ;ﬁ:}iﬁi‘iﬁre efficiency of public s Land allocation to public private
sector at market rate price
& Study meticulous versions plan
Investigate the nature and level of |
emvironmental degradation
] Option-2 Partnership
+ Public and private sectors partnership
Froblems — & Public sector (acquisition} -
o Massive land-filling in low-lying and e Repulating control
hazard Prane areds ) Private sector provides lund
s Qccupying public and privale land
s Damage dramage system
D : wpricultural land
* C:mﬂHfL H?-IL; 8 ch " 4 Cost Recovery Pracess
anging land use character
* gine ¢ s Selling lund to privale sector and others
a  Frmyronmental damage {depressed Land
areasfwetlands and nalural resources * Land
=  Proporly tax
#  Development tax ele.
Review
s Dhaka Metropulitan Development Resource Mobllization
Plan + Public private sector
»  Flood Action Plan (FAF) &  Capitalization of existing assels
»  Other relevant plans + Dond issue and available ather sources

Comprehensive Plan

s [hysical plan

» Flood control and dramage plun
s Lovironmenial plan

Framewnrk fur Sustzinable Growth
v Policy guidelines

s  Options

s [nstrutional management

Figure 9.2: Plan Implementation Process for Sustainable Development
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0.3.1 Option—1: Compulsory acquisition:

‘The compulsory land acquisition programme may be executed for fulure wrban
development 1 the EFAs, This programme 15 useful for developimg serviced lands (or
houging and other whan wses Al Ulms stage, many opportusuties prevail in the EFAs,
They are: (1) Lthe area 15 low-lying and almost all part of the area 15 [fee from selllements
{u) land price 18 comparatively low, therelore acquisition cost will be less {iii)
maximnun litigation reganding land issue may be possible to avoid and (iv) a huge
guantum of government kAqs and land of the Count of Wards and also lands of abzentes

landlords are available.
9.3.1.1. Land bank:

A land bank can be created to undertake land acquisition activities to fuliil advanced
lund requirements for boih public ad prvate seclors. The purpose of acquisition 18 to
develop the areas o a planned and sustainalile way. In ihis case, the governiment eams
revenue through buving land at a lower value and selling it at higher priec. On the other

hand, the land management could be easter and desred land use can be achieved.

Land banking usually requires a single agency with considerable powers to raise capital,
acquite land guickly. coordinaie with olther govermmenld agencies, regulaie g larger land
portiolio and dispose ol land at the mest {aveurable time. In this casc, the anthority
concerned can play this role, but within the cxisting framework it is very difficult to
handle the task properly. In this casc, the RAJIJK may be strengthened in terms of
organizational restructuring, increased efficient manpower and reviscd orpanizational

funciions elc. {12,
9.3.1.2. Land distribution:

It will be possible for the aunthoritics coneerned to distribute lands to the public and
private sectors for housing or other urban uses. In this regard, the land distnbution
poliey would be ramed supported by cxisting laws and policies of the government. In

Uus case, the land usc must be confommiy to the Comprehensive Masier Plan. The
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allotled landy (parcel/block) must be developed with adeguate infrastructure. In the

process, the land acquisition and development cost will be compensated.

9.3.2. Option 2: Public and private partnership:

Government policy encourages the private scctor, particularly in housing sector and
enhancing housing stocks. The partnerships could takc scveral forms. In this case, the
govermment acquires land (c.g compulsory purchase) and then makes blocks under the
Comprehensive Plan. The povate sector will be responsible for constnucting
nfrastructure and services, The government will retain the power to allocale blocks to
privale sectors. An inportant advaniage of this approach is that the private resources
can be molived for up-front infrastructure provision, The main disadvantage is the
government has hmited resources to purchase land, The need for clcar legistabon 1s

esscntial for both parlies in the management process.

b. Public sector may be responsible for;

+ Public sector may pool land throngh compulsory land acquisition
» Properly maintain land records and land schedule

* A comprehensive plan has to be prepared by the public seclor comprising

physical, drawnage and envirommental components
* Planning siandard and norts to he follow duning the plan preparation

* Respansibilities for land altocation and land management through Management

Information System (MIS).

9.3.3. Critical issucs;

1. The compulsery tand acquisition has a lot of critical issacs. 1t is an effective tool
hul requires a rigorous approach to the definition of what land is to bhe the
subject of an order, fair market price, valuation and trust between the
government and landowners concerning compensalion procedurcs. In  the

acquisition process, the land price is delermined based on present selling
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government price. It is generally deelared in Sub-Register’'s Office (8RO} and it
revedls that the government assessiment is usually lower than the actual markct
price. Therefore, [andowners are partially deprived in this acquisition process.
(On ihe other hand, the 1ssue of reselttement of ihe affecled anses which 15 a very

sigantic task.

Public land acquisition by voluntary sale of private land to public agencies 15 in
theory, the most efficient and equitable mcthod al acquisition, bul 11 creates a
number of constraints. On the scllers’ side, the appeal of selling (o the public
sector are often limited, with suspicions that the process will be slow and
bursaucratic. that arguments will arisc over prices and thal there 18 ligher nisk of
hability (o taxes. On the buver's side, it is normal for the pubhic body to make
propasils public 1n order to minimize corruption. Such disclosure requirements
have u tendency to mflate prices and/or cncourage owners 1o hold on 1o their
land speculatimg higher prices. In the casc of the buovant land markel of Dhaka,
ihe landowner cerlainly is much more likely to sell lands to a pnvate sector

buver.

The land halding by the urban Mmnge landowners 1s worsened by the widespread
land specculation activily that amplifes Jand prices and storage of land. The
present land speculation activily can be conferred through compulsery land
acquisition  Under ihis process, all sors of lands that is physically and

economically ripe for urban development.

A huge poriion of the EFAs is government-owncd khas land oceupied by ponds,
fhals and rviver indhcated 1 the mouza map. PLDCs and individuals also
cneroach some porlion of the fhes land. During the acquisibion process, 1t will

be dilficult to procure and brning under contral such lands.

Mcanwhiic, some housing projects have already been cstablished in the area,
which are again very difficult to bring under acquisition. In this case, arbilration
may grow between the government and privale development companics. [n some
cases, the government has lcased out &has tands and also made bigne sgreemen

with some companics.
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From Bangladesh’s espenence, 1l has been proven that more acquisition creates
more landless population. If thc whole areas were acqured for planned
development, the question will be raised to rchabilitate the allceted households
Ii1s a meantc task to resettle the affected housceholds and determine the volume
ol lands needed for ihe rehamiblaton programme. All these issues create
higation and may likely draw legal baitles 1 the courls and eventualty delay the

project work.

Revised ActLaws:

The loopholesiweaknesses of the cxisting acts/laws are pinpointed in Chapiler 4, Table

4.3, To address such loopholes the revision/modification change has been proposed in

Table 9.5.

Private sector (o be responsible for:

Povaie sector will provide fund for land acquisition under certain terms and

condittons,

Povale sector fund wall be ulihzed 1 constructing all infrasuructure indicated in

the plan (road, embankment and bridec/culvert).

Privileges for private scetor:

Public scetor will allocate adeguate lands (blocks) to private scctor for specific

project adjusted with their invaolved fund;
Private scctor will be allowed to sell plots to their elicnts al market price

Private sector may get privileges of tax holidays for certaim penod

Privaie seclor may gel sasy gccess to commercial bank, leasing companies and

financial 1nsttutions for loan facilities with suppart from the public sector,

-i-‘
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Table: 9.3 Revisions and Modilication of Acts and Laws

Sl
Mn.

Provizsivn ol Acis/Lans

Weahness!/Loopholes

FProposcd Revisions

1

The Trwrn Trapros ement
Act 1933 (amended
1987} provides 1hul no
componsaton shall
payablc to any porson
owing to the 1catoeted
wse o which his land may
be: put wndet sections 73
dad 74,

RAJTE 15 emipoweied to
prepare master plan of
Dhaka under selion?3 and
74 ol the Town
Improveomnent Acts 1953
famicnded | 987} mdicating
land uses. The proviaien of
the act 15 that no
compensalion shall payable
to gy person owang to the
Testriered use to which his
laod may b put under above
sections. The enlorcement
fon ensuning preserihed land
use a5 per the master plan
has become weuk because of
such Tunds 15 privately
ownied.

I Inder this acction, revigsion can be
magde in the fillewing in puhlic
interest: * [hie resiricted areas in the
masler plan can be requisition or
goquimition by the city development
authonty with compensution [under
povarmment prevision). b this casc,
Phase-wize acquisttinn may allow to
continue al fixed rate is determined m
the perod of reqmattion and 11 w1l
complote with cortan poiod.”

Altcrnatively the provision can be made
m the tollowing way: “The povate land
that owners may allow to use the land
within certain restriction but it will not
be m condrast with land v in
dovelopment plan (master plan

[

The 1Building
Construchon Act 1932
(amended 19871 provides
power for the prevennen
of haphazard construction
ol buldingssiruciures
and excavation of tanks
and cueting of hills,
whch are bkelv o
wnlerfere with the
plannmg ol cotimn arcas,

This act, does nat cover the
bandfill aelivines; therelore
TATUK can not exercise the
poweer of the act to slop
hapharard landfill activines
m Lhe Towe-lyme ureus

The Building Construction 4ct 1952
(amended 19871 should be amended in
definition and inserting “land filling”
should be enacted in its defimtion. The
lTandfilling means patural water bodies,
pond, lake und low-lying arcas
dentifiod master plan, which are
restricted for developrment,

The definition should e “whoreas it 1
cxpabiated to provide for the provention
of hazard constuction of bldme,
excavation of tanks, land filling and
cuting of hills which are likely w infer
the planning of cerlam drews 10
Bangzladesh

The Trhalia Cay

Corporatieon  Orndmance
1943 {modificd 1992)

section 108, Master Plan-
The Corporalien  may,
and 11 so tequired by the
govennment  shall, draw
up a Maste Plan for the
ity which shall  among

other matters  puovrded
flar-

Sub-section {3
Tesitiehion, cegulation and
prohmtions 2] b

imposcd with rogard to
the development of sies,
and the creetiom and re-
crocien of  buwildmgs
within the oity.

Dhaka  City  Corporatioen
{DOCY s cmpowored  to
prepare master plan under this
act  This is overlapping with
The Town lmprovemenl Acts
1953 (amended 1987 undoer
sccton T3 mul 74,

The eastern frings areas of
Dhaka  are beveod  the
boundary of DCC, Presenlly,
the arca 15 conotrolled by
dhstiact aderanistraticon,
Therefore, the provisions of
resirictions,  rogulubion  wnd
prolibens  mdicated  the
Tihalka  City  Corporation
Ordinance 1983 {modilicd
1992} couldn™ be imposed
over the arcas.

Ta avoid ovetlapping aclivitics among
BAIUK and City Corporation
Ordinance and Pourashava Ordinance
should be amended in the way,

1. Master Plun prepatubion wnder scehon
10E of The Dhaka City Corporation
Chdimanee 1983 (modiled 1992% should
be deleted from section 108,

ii. The 1Y Qrdinance 1952 (modified
19927 shiould be amend deletimy
approval and coniro] of unsuthonzed
construction of bnlding

The approval of building plan and ils
contral should under The Burldmg
Construction Act.

The exercise of the 3O Act should
melude Cantonment and Pourahsiava
areas. Accordingly Ordnance of
Poursshavas and Canionnient Board
should he revized

Continued nest page 'C‘g $a
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Flood Retention Iand 4 eas:

Comtrol will be maimtaimed
aver Lhe secas designated
the plun for Nood tetenlion
a1cas 1n order to cnsurc that
they remain capahle of
fulfilting thew pronary
[uneton uf waler stotugee af
thnes of Aooding. Planmmg
Pernnssion (Land TTse
Clearanee)

The Atticle & of Urban Arca
Blan (T s followed
for developed control of
Dhaka, The plan is basically
a development conrul
docwment and cach and
every nwlin idual hulding for
housing, commerel,
industrial estates need
planmng permisaton [Tom
EAJUE,

The pumose of the hasic
planning permission procedure
i5 1 ensure 1hal peapased
development 1 m
conlormanes with DBDE, Bt
1t15 a dilficult task to check
iotrs idual C5 plo (in
MU e, scales 1:3960)
wilh 1he Structure Plan facale
1+50M000Y and Tirban Arca Tlan
{scale; 1: 20000,

The Private Land
Developrient Housing
Project Bubes (PLIYIPR),
200,

FLDCs st subnmt mojoct
documents Taynue plan
indieaing road,
mitastructure and setvice
netaark o the lavout plan,
cerlamn lund should be
proeserved {as indicated in the
(FLDLIPRY foor schools,
collegea playgrounds, open
apace, lales and other vses
etg, The project documenls
ahull be cheocked by the
sulbonty und make fleld
verification (cport acco ding,
to PLOHPR Dunnp the
impenentation the authorly
w1l supervise und montor
the projocts as po of
approval Simltancously,
the company olitain
cotnpleton cerhificate within
the specific perind.

The cnforccment,
ThANARSnEnt TS 15 not
properly indicaled, in
PLOHPR ind lherefore whole
process of the imiplementation
delayed and comber some.
There is 10 panel section in
this rule, which cun apply to
protect the growing
unguthorised housing estale
Although PLDHTR 15
sipported by clearance other
dgenvies, which s supported
by acts and Taws

Pancl section should be enacted 1nto
The P'rivate Tand Development
Housme Projsct Bules (PLDLHIPR),
2004,

I necessary another supporing Law
iy be fmed to control vnauthonsed
housing estates tnplanned city

EXpAN SO,

9.5

Institutional Management:

Managing urban land to mect covironmental and cquity objeetives requires a mixture of
policies and instruments to goide and motivate the behaviour of actors causing the fand

related problemis and those responsible for managing urban land so0 as to avoid thosc %t
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problems. To implement the land management strategies discussed above, some of these
instruments will nfluence market bebaviour while others wall affect the land
management process through improved regulabion, provision of cnbical imtormation.
Regulatory mstruments, econormmc instruments, land acquisition alternatives, property

nghts, govermment provision of infrastructure are for land management.

No single instrument will be effective in achigving all land management objcclives.
Urban land managers will be needed io selecl the most appropriatc instrament or
mixture of insiruments 1o meet the particular needs, pnonties, and special characteristics
of each prohlem and locality. Tn the existing land use and other applicable controls that

may or may nol be appropriale or elTeclively enlorced.

To operate the whole activities of land acquisition, land development. ﬂﬂl’l‘lpl‘ﬂhf:::]]b] v
plan preparation with drainage and envirommental sustainability, contraction of
gmbankment {gastern bypass along the Balu River) and resettlement programine cte: a
separate wing 15 nesded 10 be established under the RATUK (Minisiry of Housing and
Public Works). Intcrnal and external experts/consultants may be hired for this set-up,
the professionals of different agencies concerned hike the BWDB, DWASA, RHD, DoE,
RATUK, LG, and DCC also need to work together {or a better performance (13)

Aspecls covered hy this research have been the struclure, function. conflicls and
overlaps of urban government, its intcrnal organization and management process, its

staffing. financing and its rclation with the private scetor and community erganization.

Muanapement of Arca Development: Effective mamagement needs the public and
privale seclors patinership. In addinon concemn agencies should mvolve m the process
of implemeniation ond monilonng (Chopuill 19870, It needs some degree of intceration
i relanon to near seltlement, redevelopmient of deprived arcas and the response to
overall challenges. such as dechne of traditonal activily and enmvironmental
determination.  The Melropolitan Authority {proposcd in the DMDP) may provide
gffective leadership in planning the overall development of the study area and the

surroundings responding to econoniic, socidl, habitalion and envitonmental problens
(14)



272

To develop the arca considering all components: geology, flood protection and drainage,
land use, setllement and resctitement, and environment. The protection within the study
area and its surroundings need assessment of the cost, recovery and labour productivity.
Rczulatory interment of the project needs to be closely associated in times with visible
improvement in services and cnvironmental conditions to encourage public support. In

this contexd, political role is very important.

Relaiion belween city and local arcas must be co-related and tied under an umbrella in
terms of planmng, taking development prajects and implementation and management,
n this ecase, the DMDP may be guided to take the projects by both the ity develepment

authemities and local authorities to create mimagement collaboration.

Cooperation established between different agencies: lack of cooperaiion among the city
development agencics concerned are found in development works. Overlapping and
conllicts 10 the process of planning and implemeniabion are now most common

phenomenen (see Chapter-§).

Embankment construction: In the case of eastern fringe area management, the local and
international experls (1f necessary) may engage to carry out. This authornty, like the
famuna Multipurpose Brdge Auihonty that operated suecessuily, will hold Lhe power
of planning, development, and mvestment, ([unding the statutory framework and

operation contro! over local agencies.

Organizational Effectiveness Individual agency shonld be strengthened to contribute an
effective role in managing the EFAs But it depends, above all on a culture of public
service performance and elficiency. This derives cssentially from a combination of
circumslance challenging tasks, adequate powcers and boundarics, buoyant resources all
entravcing the agency’s ability to deliver service and comimand public respect (Kenneth
1. Davey. Urban Munagement, the UNDP/AUINCHS/WB Nov, 1993}, In our context, the
wvolved agencies like the RAJUK, UDB, DWASA, RIAD, DoF, DCC and LG should
be sirengthened n terms ol building capacity (organizational structure, techiucal
nmanpowcer, cquipments and logistic support elc). Inleraction should be estabhished

among the locals. local elites, elected commissions hke MP, NGO, and PLDCs and
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others for planming, implementation and management 1ssues. The justified proposal

would be incorporated in tbe plan and development will take place accordingly.

Public participation: Public pamicipation is bighly publicized. Ward commissioncrs/

Union Chainmen are very active in formulating demand and monitoring local capital

wotk by the support of ruling parties. The private sector has its own spheres of

operation hut that 1s not welcomed at the public sector,

f—
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CHAPTER 10: CONCLUSION -

T¥haka 15 the erghth largest city in the world in terms of its pepulation which 15 aboul 12
million. By 2015, asswming curent population growth trends, the Dhaka Metropolitan
Arcas will have a population of ahoul 15 million and may become lhe fourth most
populated city in the world. The urbamzation process often means accelerated economic
performance for a country. The accompanying increases in urban land pnces as well as
the conversion of land whelher that hes within or outside the cxisting urbanized area

may have negative implications on the ecnvironment.

The easlern part of Dhaka has a great imporance for new urban development. In this
‘cin:umstancc: this area needs development, which musl be sustainable in terms of
physical, economic, social and emvironmental perspectives. Through this research, 1t 1s
found that the PLICs purchase lands from individual landowners and ihey also occupy
government fhas land and fallow lands for housing projects. The canal nctwork and
wetlands are randomly hemng filled up by the PLDCs, creating water logging n the
EFAsg and its surroundings. To protect such aclivities, the cxisting acts/laws are not
effective, because those have a lot of loopholes that create averlaps and conflicts in the
deveclopment process. To some exienl, some laws/acts have become paralysed due to

enioreement process.

Tius study miends {o investigale how low-lying arcas including agricultural lands and
wetlands are being converled nto urban uscs. The PLDCs have set a trend of
developing smill townships i the peniphery of the city arca. How the developiment
actors implement their housing projects i the EFAs, and what arc the impacts on

envimnment in the arca and surroundings?

From the background study, we found that the PLD{Cs have been developing housimg
projects since the 1980s 1n the EFAs because the areas were highly potential for
housing. The PLDCs main targct is to make profit frem sellmg housing plots and
apartiments. They have proved themselves as key actors in the arcas as land developers.
Cm the other hand, they have become ‘landlords” in the area. The individual landowncers
were cither tricked or forced to sell their lands 1o the developers. Original landowners
were mostly unable to accommodate wilh the 1ntense competition posed by the new
urban developments. The landowners had no other way but to succurnb to the PLIXCs’

powcr, and they arc prudgingly giving up their lands to the developers. Most of he big
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developers denviously grabbed nguvg;n_rﬁcnt-nﬂfned land within the vicinity of ther
housing projects. They buy the surrounding lands of landowners who arc unwilling to
scll their lands, and thus cut off access to their land to force them io sell their lands at

the powerlul PLDCs’ quoted price.

Random carth filling and mirastructure developmeni, however, have caused widespread
environmental degradation. In appropriatc development, malpf‘acticcs in construction
activitics and weak maintenance had far-reaching and negative effects on the
environment. [ he extent and coverage of such damage s very extensive (o the natural
non-living as well as natural living, and human environment. Land development by land
[ling is 2 major cause of damage to the natural living environment including ecelogical
destabilization, habitat destruction and damagce to flora and fauna. This study covers the
nalural and human environmeni, their intcraction, and changes brought about by land

development project activities in the EFAs,

The Balu and Lokhya Rivers surrounds Dhaka in the cast, the Turag in northwest, the
Buriganga in the south, and the Dhaleswari and Meghna in southeast. And lots of canals
and channels are connected 1o these rivers forming a lifeline for the city. In the last 20
ycars, a convergence of unrcgulated ndusirial expansion, rural to urban migration,
eneroachment of the nivers, canals/channels overloaded infrastructure. Conflicts and
overlapping of funclions of different agencies are degrading the manmagement and
quality of Dhaka’s surfuce waters duc to ineffective enloreement of environment

regulations.

On the other hand, most important component of environment 15 wetland in the city and
peripheral aeas, which should be kept free from any sort of encroachment. Meanwhilc
most of such lands in the city have alrcady been filled up, aflecting city cnvironment m
terms of frequent floods, high level of pollution and uncomfortable thermal level and
microchmales within the city. The cily has cxperienced heavy downpour that

submerged most areas of the metropolis paralysing the city and surroundings.

Adequate drainage facility is a very important component in the castern parl of the city.
The available canals/channcls arc bemng used ag outlets to discharge storm and
wastewater. The depressed lands (wctlands) are mamly uscd as water slorage areas.

Storm runoff as well as wastewater generated within the wide areas flows into the
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wetlands. But these lunds are squeezing through massive land filling by the PLDCs and

individuals,

Tf envimnmental degradation in the 1111As contimues at the current rate, Dhaka will be
threatened as a city for living. We have bad experiences in the western part of Dhaka
and DND) protecied arcas where waler logging and environmental disasters are critical
1saucs now. Recent expericnecs have showed that heavy showers submerged most parts
of the cily, and areas wilhm the western embankments and DND areas became
watcrlogged due lo inadequate drainage facilitics. It is also observable that the water

discharge ontlcts of the DWASA and BWDB are not maintained and funclioning

property.

In this study, the IEE (Initial Eovironmental Exanunation) has been applied and
assessed the impacts on physical, social, economical and biological environment.
Assessment primarily focused on hydrology and flood, natural Mushing water, wetlands
and aquatic habitat, terresinal hahitat, fishery, employment and health etc. Based on

these (indings the strategics and policies as well as the programmes arve framed.

In the DMDP 1925-2015 some strategics, policies and development programmes were
made. The proposed development projects are: road construction (major and link roads)
and construction of the Faslem Bypass, introduction of commuter rail network and

waterw ays trunsport (ref. Chapter 3, section 3 3},

The existing acts/laws ol the agencies concerned remain as management tools, which
arc not enforced properly in the arcas. Overlapping of funclions and jurisdiction of the
agencies olten lecad to inaction. Tt creates conflicts among the agencics in the
management process. Thus coordination among the agencics and their management
sysiems are inclfective because most of (he agencies implement their projects as per
their own programmes In [uct, lack of initiatives from agencics concerned is the mam
reason for prowing number of housing projects in the EFAs. The institutional

framework and their management techmgque are improper to protect such activities.

Weak 1mnstitutional capacity undenmnes most government efforls 10 manage urban land
and cullural resources effectively, The expertisc in physical planming, drainage, and
environment and managemeni are not adequate in different agencies. At the same time,

the private scctor mstitutionally lacks cxpertises. Land admimistration and develapment
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agencies (ke RAJUK, DCC and Pourashavas, DWASA, DESA and DoE) have roles
for determining the land use, In this situation, there arc traditional anthorilies as well as
private organications that arc significant actors in urban land and housing markcts. In

most developing countries, however, there is no coordination among Lhese actors.

Considering all issues, the EFAs require a comprehensive plan for sustainable
development The concept of comprehensive plan is encompassed by the components of
physical planning, (lood control and draimage, and environmental planning. The revision
of existing aclw/laws is nceded for strengthening the development agencies. New
acts/laws are also required to enfurce them cilectively. At the same time dishones!
practices of the PLDCs with connivance of a seclion of officials should be stopped

immediately for sustainable development in the EFAs.

The physical planning of the study area should be guided by the topography, land level,
canncl network and drainage. The proposed embankment must be taken into care. It
comprises the existimg fealures land usce and infrastructure pravision. Some degree of
contral should be excluded over fand use and development of the LFAs. Without
elTective policics and regulations, it is difficult to control ndiscriminate land filling by
private actors. The government policies and regulations are inadequate in preventing the
private seclor actividies The devclopment restrictions should be empowered by the
acts/laws. However, the city is undergoing rapid cxpansion. One of the most imporlant

challenges is 1o achieve a proper balance between urban development and environment.

Some privale developers have been developing a substantial portion of land in the EF Ay
for housing projecis. Tt {his case somc adjustment may take effect if circumstances
prevail On the other hand, the new built up urban arcas may be accomunodated in the
Detailed Area Plan. The existing housing infrastruetures built up by the public and

private scctors may be considered within the planmng principles and norms.

The canal network in the EFAs is essential for drainage purposcs of Dhaka. The EFAs
are low-lying and subject to periodic flooding from local rainfall and backow from the
Balu River. In response to the problems, the existing canals should be properly
maintained and kepl free {rom ali sorts of development activities. Flood retention ponds
are also imporiant for flood prolection. The present land use within the floed retention

ponds has been affected due to land filing activities. Most ol the lands in the fringe
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areas are privately owned and are used for agricnltural purpose. The various optious are

praposed in recommendations to maintain and control the floed retention ponds.

The environmental management plan is to protect natural water bodies, ccological
habitation, dramnage, canal nctwork, wetlands and environmental resources. In this
study, the impacts of physical, hiological and social enmvironment parameters are
assessed. However, the general recommendations and mitigation measures arc proposed

to improve the environmental conditions in the environmental plan.

To implement this comprehensive plan, governnient agencies could not afford required
funding. Therefore, public and private (PLDCs) sector partnership is recormmended. The
parinerships conld take several forms, In this case, the government may -acquire lands
and the private sector may be responsible for constructing infrastructure and services
The government will retain the power Lo allocate housing blocks, and the private scctor
will get land for their nvesiment. An imporant advaniage of this approach is that the
private resources can be mobilized for up-front infrastructure provision. The main
weaknesses are the resources limitation and management issucs of government
ATEINCIES,

Due o institutional weaknesses lhe proposced development concept (parinership) may
not be effective. In this casc, a scparate authonty may be (ormed to make overall

development responding to economic, social, habitation and environmental factors.

It 15 expected that this rescarch document may guide, and be used for the development
ol the EFAs. Within the study area development prograimnes of elther public or private
sector may be guided by this document. The document is enriched by essential

components lor fringe area development.

Formulating and 1mplementing land management strategies regwre a wide range of
actions and capabilities from varous public and private actors in urban land markets,
Unfortunately, local agencies in many ihird world citics lack the skills to adequately
assess alternalive sirategies. Morcover, these cities lack the necessary information for
effective land management strategics and tools. In developing any kind of strategic
approach to land management therefore, cach city will need lo build up its capabilities
in formulating as well as assessing alternative management approaches. It will cstablish
clear institutional arrangemients enceuraging public patticipation in the planning and

decision making processcs, and building broad based support.
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Appendix-A
Table 1: Union-wise Population Distributien of the Study Area by Sex.
Ihana | Urniom Mouza Avean  |Population Population | Sea
, densily Ratio
ectare
pcr (M)
hectare
Male |Female| Tuotal
Ciulshan |Berand Bara Beraid IRTIR| 4785 | 4758 D543 251101
" " (Chhota Benind 3726] 259 243 502 13106
" " Barz Kathaldw | §14.76| 343 So0 1145 2104
: ! Migur Aplaid 2713 444 345 789 29 (129
" " Patira 16anea | 1570 1548 31118 191101
! ) Pusehum 54.27 165 68 333 6 |98
lHaradia
" ! PPurba Haracha 68,85 44 48 04 1|96
" ! Dwunni (Part) 40783 JOH 54 732 21101
Demra | Demra (T Gazana 4459171 2368 1978 43410 10 (119
" " Nasirabad 9075 3RI 356 737 ®1107
(1*ar)
" " MNandipara 231.66 154} 148 298 1101
{(Parl)
Gulshan |Satarkual  [Bhattara (Part) | 534756 | 11249 90466 | 20313 37124
" " Satarlnil 4962 3285 2910 6195 m|3
" ! Sutibhola 11907 78O G6E 1448 121116
Gulshan |Dakshin | Barma {(Part) 37260 174 170 344 o0
Khan
(Part) )
Sabwhag | Ward No. |Mcmadia {FPart) T209| 468 452 G2 1571103
56 {artl)
Canton  |Ward No | Joarshalara 319.95| 15658 | 12R64| 28522 HO (129
menl T5 (Part) |{Part)
Ciulshan |Ward o (Badda (Part) 462,51 | 28661 | 24772 53433 13| 11&
74 (Part)
" " lon {Part) 331 71 &7 138 15| 103
Tolal 46486 | 71469 [ 61785 [ 150532 2116
Somcer  BBS, 199]
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Appendix-B

Table 1: Union-wise Household Distribution of the Study Area

| Name  of | Name of Union Name of Moura No. of Households

Thana

Gulshan Bermd Bara Beraid 3,545

b " Chhota Reraid 102

” ” Bara Kathaltha 203

" " MNigur Aplaid 99

b ” Patira 546

” Puschim Haradia 53

" b Purba Haradia 13

b ” Dumm (Part) 130

Dcmra Demra (Part) Gazana (6

h 7 Nasirabad (Part) 107

" ” Nandipara (Farl) 20

Gulshan Satarkul Bhattara (Part} 3,536
7 Satarkul 1,002

b . Sutibhola 207

Culshun Dakshin Khan (Part) Barua {'art) ks

Sabyjbagh | Ward No 56 (Part) Meradia {Parl) 63

Cantonment | Ward No. 75 (Pan) Joarshahara (Part) 5,704

Gulshan Ward No 74 (Part) Badda {Parrt) 10,286

” ” Ullon (art) 23

Total 26,413

Source; BBE, 1991
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Appendix-B-a

Table 1: Mouza —wise Questionnaire survey in the Study Area

MName ol

Thana

Name of Thuon

MNamc of Mouza

No. ol Questionnaire

Gulshan Berad Bara Peraid 64
" " Chhiota Beraid g
" ” Bara Kathaldia 18
* Nizur Aplaid 10
” ” Patira 32
" " Paschim Haradta 6
" " Purba Haradia 4
" ” Duinni {Par) 12
Demnra Demra {Par) Garana 28
" b Nasirabad (Patt) 12
N Nandipara {Part) s
Gulshan Satarkul Bhatiara {Part) 6l
" Satarkul 30
b ” Sutibhola )
(Gulshan Dakshin Khan (Part} Barua (Iart) 6
Sabuybagh Ward No. 36 (Part) Meradia {Part)
Canlonment | Ward No. 75 (Part) Toarshahara (Part) 5B
Ciulshan Ward No 74 (Part) Badda {lart) 40
" 7 Ullen (Part) -
Total 400

Source' Field Survey- 2003
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Appendix C

Questionnaire: Socio-Economic Survey
Rescarch Title: IMPACT OF PRIVATE LAND DEVELOPMENT ON
THE ENVIRONMENT GF THE EASTERNMN FRINGE
AREA OF DHAKA.,
Student : MDD, JAURUL HHOQUE

Programme : Ph. D)

Name ol the Department: URDP. BUET, Dhaka

1. Identification
1) S .09
iy Date of Interview C 2144402
iii} Namc of Intervicwer : Hasma Akhter
iv) Narmne of Respondent : Md Anwar Khandaker
v) Mouza : Bara Beraid
vi) Mohalla‘/Strect/UnionWard . 7 (Union)
vil)  Holding no./House 1o, 1373
2. Socio-Economic Conditions ;
1) Head of Family . Md. Saiful Khandaker
i) Religion . Islam
3. °  Number of Persons in the Household:
ST ono | Age | Gender Eelation Marilal Lduation Cccupation Monthly
{Male/ with fanuly | Stats Main | Secondary Trcome in
Fcmale) hicad Taka
i 60 |1 Self 2 I 1 - 3,000/
1. 42 |2 Wife 2 ] 7 2000;-
111 23 |1 Son 1 5 5 6000/~
v 21 | " 1 4 -
v. |17 |1 ” 1 3 -
Vi, 13 |2 Draughter | 3 -
vii, 10 1 " 1 2 -
Vi | X -X - - -
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Code: Gender:
Marlal Statug:
1 =  Single 1 Iale
2 = Marricd 2 =  Fcmale
3 =  Widow
4 = Porejgmers
Education: Profession:
I = Tlerate 1 Agnculiure
2 = Prmary 2 = Labour
i = Sccondary 3 = (Govt. Scrvice
4 Higher Secondary 4 = Prvale Semvice
5 = Bachelor Deuree/Graduate 5 = DBusiness
= Masters Degree 8 others {specify) 6 = Unecmployment
7 = Houscwifc
& = Others (specify)
4. Housc Ownership:
I Owned lrom parenis
2 = Owned (purchaze) !
3 =  Rented
4 = (Fovt guarter
5 = Free occupied
) Others
5. House Types and Use: Type Usc
3 1
Type Code Use Code:
1 = Pucca [ = Residential
= Scmi-Pucea P Commercial
3 ~  Kalcha I = Mixed
4 = Cultivated/Agriculture
5 Tnused
0. Family Owned Land Price: (Tk.)
| Land Taka
{ Decimal | Katha | Bigha Decimal | Katha | Bigha
Homestead 1.5( - - 1,50.000 | - -
Low- lying 150 1,20,000
Not low-lving
{average)
High land
Total: 1,50 _ 1.50 | Total Tk: | 1,50,000 1,20,000

WNote 1 heclare

=344 91 decimal
= 144 44 katha
=747 Bizha
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Are you sure thal the land value has enhanced in this arga?

i}
i)

111}

Yes - No.

How much  the value 15 enhanced n lasl five years?

Tk.15, 000-20,000 has increased per Bigha more or less

Why land value 15 mereased?

a.  Increased population v
h. Better transpenation facility
¢, Social and economic reasons «

iv¥) What is vour opinion regarding the land valus?

The castern fringe arca will be [lood Iree afler ihe construclion of
cmbankment alomg the Balu River. Therefore, the whole are come will
under urban uses. So, the land value is increasing sharply.

Service Conditions:

Utility Service: Service Standard:
= Electricity l= (ood Service
2= Water (WASA) 2= Moderaie
3= Gas ] 3=  Bad 3
4= Sewcrage

Monthly Expenditure of Y our Household (Taka):

i Rent : -

1 Food : 2,000/
1. Transport ; S0(M-
v, Education ; 2,000/

v Cas/Oil/Electricity/Water! | . G0/ -

W Health : S00/-
Vil. Recreation : 1004~
vill. | Others : -

Total Expenditure | Tk V1700
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12.

13,
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Monthly SavingsDebit Amouni {Taka):

1} Cash: Savings Dehit
1,500/

ii} BankPersonal Account:

1i1) {Oihers:

Total: 1,500:-

How many years you arc living with household/fanmily?

1 = 1 to 5 years

2 = i to 10 years

3 = 11 to 20 vears 3
4 = 21 and above

5 = Inlizbitant

Why vour family came to Dhaka?

1 = Service/transfer

2 = Higher education

3 = Business

4 = Ne resident and agricultural land

5 = Due 1o securty

& = Long term treatment

7 = Urban facihities

§ = Bybirh 8

)] = (Hhers {specify): mm e e e e e

What types of facilities vou aspect to live outside of Dhaka?

- Nolnterested to go outside of Dhaka.
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15.

16

17.

19

1

Adjacent Road to the House:

| = Pucca

2 - Semi-pucea
3 = Kutcha

4 = No road

Road facility to your homie:

Length (Metre) 8.2

Samtation facilities:

= Pucca 2 = Kutcha, 3

Drainage facilities (near vour housc):

1 = Pucea
2 = Kutcha
3 = Mo dramnage facilities

Latrine at the House:

1 = Sanitary
2 = Mon-sanitary
3 = Abscnt/none

= Abscnt

Width {Metrc) 3

Do you have any problems in your movement? Yes| o/

1) Narrow Reoad
i} Waler loggng
1ii) Transport

v) No problem

Vi) Others

981

Mo

287
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2(t Do you lace any problems during the [lood?

1 Drinking water

2 Transpon

3 Sanitation 1,2,3.4
4 Problems in eooking food

3 Others (specify)

21. What arc thc possible of advantages/disadvantages if the cmbankment/flood
protection wall will construct alonyg the Balu River?

Expansion of the city area

L on¢ 1,3
2. Population increase
3. Enviromnmental degradation
22, What types of services/facilities are avanlable 1in your area?
Opporfunitics Yes | Distance Standard Scrvices
{(Km} Good | Moderate | Worst
Hospital/Clinic 1 ] +f
Community Center 1 1 Y
Shopping Center 2 5 ¥
Dumping, ground 1 | o
Telephone/Card Phone | 1 5 4
Police Box 1 l v
Play ground 2 3
| Bank 1 l v
Post office 1 1 N
Fire service l 1.5 | A
School: Primany/ 1 | W
Secondary 1 i
Katcha Bazaar 1 i -
Bus stand 2 4
Library/Book Store 1 1.3 N
Graveyard 1 1 °
Mosque 2 75 V
23, What types of trees are avalable m your home/premises?
Type Nos
Timber
r 2
™
1 Fruits o 6
4, Medicine Tree o) 8

4 Dthers {Specify):
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. What are the fish condilions 1n Rivers/Khals/PondsTeels?

[}

What types of species/ birds are available in your area?

| Amphina
2 Reptiles

3 Mammalia
4 Birds

What arc the sources and causcs of water pollution in your area?

Prescnt

less

T.ess

Lcss

Less

1) Domcstic and industrial effluent

i) Absenee of sanitation system

289

Provious

More

More

Morcz

Morc

7

v

Ts therc any [acility to colleet your domcstic waste?

Yes [ ]

1) If yes, please specity.

No

n) It no, where 11 1s dumped? Beside the house and  also dump o the low

[ving arsas

What arc sources of pollution in your arca?

| Industry
2 Open latrine
3 Garbape

4 Others

- Increasing local fish
- Dcercasing local lish

- Same as previous

- Increasing culture fish
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Causes for decrease of fishes?

1 Pollution in nver/canal

2z Thscharge liquid waste in the river/canal N

3 Onhers (specify):

The various types of local fish arc being disappeared due lo squeering of
watcr hodics and water pollution.

What type of disease affects your family members?

1 - Cold fever

Z - I:PT. 1.2.3
3 - Cough

4 - Diarthica

3 - Others (specify)

Whal are the causcs of these discases?

1. Chamged weather ’

2. Water pollution

What types of the problem do you face 1in your locahiy?

1 - Gas

2. - Electneity ,2,3,4
3 - Telephone,

4, WASA waler

5 - Others (spocify)

Is there any development plan prepared for your area? What suggestions you
have for such plans?

We have heard that the RATUK is preparing a Detailed Area Plan (DAP) for this
ared. We suggest for making a comprehensive plan compnsing drunage, land
use plan and cnvironment, Moreover, we would like 1o participate in the plan
preparation and imiplementation process. At present, we need prcca road and
widening of the cxisting roads, utililies/services like clectric, gas, water,

sewerage and telephone elc.

{Hasma Ahhter)
Name of Interviewer
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Appendix-D

Questionnaire: Environmental Aspects in the Study Area (Eastern
Fringe), Dhaka

(Mote: The physical and related informations in questioonaire were collected from secondary
sources. These informations were checked and verified n the study area lhrough mndom
sampling).

{Sample Respondent)

Date:  7/4/02 Time: 11:00AM
Mame of Person Respondent: Md. Nuru Miah

Age: Occupation: Service

Male/Female: Male

Village: Dara Baraid

Mouza: Bara Beraid Union: Beraid

Thana: Badda

Mame of investigator: Md. Zakirul Islam

Ao o o

o

Physical Aspects:

A.1 What are the land types and their areas?

Table: Land Elevation Above Mean Sea Lavel

Land form Area | Land Elevation Above Mean | Approx. Area (hectares)

Level {(GTS)'
1 Higher than 10.0 metre 30
2 8.0 - 10.0 meire 75
i 6.0 - 8.0 metre a5
Average flood level 6.0 metre
4 4.0 - 6.0 metre 150
5 2.0 - 4.0 metre 100
6 Lower than 2.0 metre 65

Source: FAP 8A, JICA Siudy, 1992
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A2, How much lands arc uscd for different purpose 1in your area?

Type of Land uses Arca (hectares)
1 Cultivable land 187
2 Nel cullivaled land 0
3 Cultivable waste land 5
4 | Total cultivable land 75
5 | Non cultivable land -
6 | [omesteads 15
7 | Pond/ditches 3
8 | Permunent fallow B,
0 | Opcn water bodies (beel/khal efc.) 7
14 | Total non cultivable land 23

2h. What arc the land values in your area since 1970 years?

Year Range of land yalue TakaPer Average Value in l'aka
bigha

1970 Tk. 30,000-60.000 I'k. 55,000

1975 - -

1980 Tk 1,20,00-1,30.000 Tk. 1.25,000

1985 T 2,70.000- 2,75 (00 Tk. 2,72,500

1990 - -

1985 - -

2000 - -

2002 Tk. 4.30,000-3,00,000 k. 4,75,000

{Average of homestead. high and tow-lying land)

' Note, Based on G T.5. ((Geodetic Transverse Sutvey) Datum plan used by survey of stage
cqual to the datum plane of Mean seu level.

Ll

%
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3. How much crops were harvested in vour arcas from lasl 7 years?

Productian it Maund/ Bigha

Crops 1995 198, 1907 1998 19949 2000 20012
":.'.*. b= = - ™~ - = o] - [ - =] ™
g 3 B 5 oE OB OB R OB OEE
g I I .:E 4 & | &) o2 & 4 &

Aus (L)

Aus (HYV)

Aman (1.}

Aman {11YV)

Boro (L)

Bora (HYV) [ 2 (252 |27 |2 [30 |2 |30 |25]|30 |[25]25 |25 25

Pulses

01l seeds

Yepetables 1 20
(thers

4. How much fishes were harvested in your area for last 7 years?

Year | Locations | Area Twpe of fishes/ Harvested Remarks

(Bigha) Spceics harvesied | (dlaund)

| 1995

1946

1997
| 1998

19949 No Response

2000 | Bara 12 Pony hish / Swanip 96.46

Beraid Barl / Magur /
Stinging Culfish
el
2001 7 15 b 120,00 Increasc of
cullure-fish

20012 " 16 " 150,00 "
tote Maond and Bigha are local units

1 hectan: = 246 91 decimal 1 maund =37 32 kg

= 149 44 katha
=7 47 Birha



5. How many people are engaped in fish harvesting?

254

UnionMousa | Wos. of person involved in fish culture | Remarks

Part time Full time (Casual
Bara Berawd 100 30 5 Muost of the harvesting
Mousa fish sold cut 1 markel.

About 10-15 kg fish are
congumed in family

6. How many of live stocks/poulines were available in your area?

Union! Livestock Y cars

Monza (G995 | 1996 | 1997 1908 1944 2000 | 2001 | 2002

D Bernd | Bullocks |20 25 32 15 20 19 25 240
Milch 25 3 35 18 23 42 30 35
COw
oal 50 37 f13 a7 a0 11 62 f15
sheep - - - - - - - -
Poultry 7 10 17 o 13 15 20 27

7 How many people are involved i the different activitics in your area?
Umaon/ Year | Fishing | Agricullure | Boatman | Daily laborer | Rickshaw | Other
Mouza {Full
1)

B. Beraid | 1945 25 15 pall 15 2 5
| 97 27 IE 20 2 5 7
194049 27 05 1% 23 7 12
2000 28 6 15 30 10 17
2001 30 55 15 35 20 18

| 2002 30 a5 12 40 310 20
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8. What are the environmental impacts due to the different activites 1o study areas?

Environmentul Inapact
Environmental Factors Significance %
Unknown| Nopg| Low | Medium| Lligh

Encroachment on wetlands

Eneroachiment on cultural valug

Movement of penple restricted

Movement of Hvesloek resineied

Movement of wildlife restricted

Reducuon of drinking water sources

Pollution in donlong water spurces

Pallution 1n irrigation water

Eeducton moarrigation water

Reduction in walcr supply e downstoean Users
Flooding risks mngreased

Stagnant water

Increaze ol comilicts between water source users
LIpstieam erosion

Diownslrcam crosion

Drainage water becomes polluted with silt & n
wastewiater

Dranape water becomes polluted with chemicals
Increased land dispules

Increased use of pesticide

Embankments not raintamned A
Ciroundwater depletion
Watethome discases
Crop pest vector

Lass in supply of fodder
Loss of prazing ficlds
Tree (timber, medicinal)oss of vegetation 5y
Other loss of produsit/amenity
Habitation loss far fish (place)
Reduction of fish / species habitats
Eloodplain reduction A

P P P O R A S N

<

e f2 e

2l

[

<.

e e,

0. Watcr and Sanitation Facilities:

a. What are the main sources of dnnking water?

Union/Mouza | Tap watcr Tube well Surface Water
Pond .Canal/River

Bara Beraid . A
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h. What arc sanitation facilities? ;

Umon/Mouza Sanitary Katcha Open Remarks
Freld
Bara Beraid N v
10 Whal ig your opinion regarding the environmental condition of your area?

The environment resources are gradually being reduccd by the massive land filhng
activilies. The existing canal/channel networks are polluted by waste water.

{Md. Zakirul 1slam})

Wame of inveshgalor
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Appendix-E

Definition of the Environmental Terms

Amphibians: Amphibians are amphibious orgamisms 1.e. able o hive both on land in

watcr, such as {rogs, toads or newts.
Aquatie: Growing or living in or near water.
Reel: A “hack swamp™ or depression, which can be either perennial scasonal.

BOD (Biological Oxygen Demand): The amount of dissolved oxygen, consumed in a

biological process, which degrades the organic matter in watcr.

COD (Chemical Oxygen Demand): The amount of dissolved oxygen consumed in the

chemical process i waler allected by contaminants.

Emission: The total amount of solid, hquid or gaseous pollutant cmified into the
atmosphere [rom a given source within a given time, as indicaled, for e g in grams per

cubic meter of gas or by a relative measure, upon discharge from the source.

Endangered species: Specics in danger of extinction and whose sunvival 15 unlikely if
the existing conditions continue to operate. lncluded amonyg those are speeics whosc
numbers have been reduccd to a critical level or whose habitats have been so drastically

reduced that they are deemed to sufler from immediate danger of extimetion.

Environmental guality;: The state of the emvironment as perceived objectively, in
termis of measurement of ils componenls, or in terms of its attributes such as beauty and

wortlL,

Erosion: Process in which wind @nd waler removes materials [vom their original place,

[or instance, soil washed away from an agneualtural field.

Eutrophication: Aquatic situation with 0o many nutrients as a result of which algae
starl to grow gbundantly., This causes a sharply decreasing oxygen conceniration in the

waler. Many orpanisms, Tish especially, will suffocate. Possibly resull of pollution.
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Fraporation: The combined effect of moisture thal evaporates from goils, plants, and

other surface areas with moisture released through plant stomata.

Extinetion: A bhuman-induced or natural proccss, whereby a species/sub-species or

distinct biological populaiton imeversihly ecascs to be extinct for all tine.

Fauna: A collective term denoting the animals occurming in a particular region or

penad.

Flood plain: Areas of relunvely low-lying land scasonally inundated by cver spill from

adjacent rivers, lakes and natural depressions.
Flora: ANl ol the plants found in a given area.
important Environmental Component (IEC): These are environunental components
of biophysical or soclo-economic importance to onc or more interested parties. The use

ol important environunental compongnis helps 1o focns the environmental asscssment.

Land use: Types of land use like agncullure, horticulture, scttlement, pisciculture, and

industries.

Lowland: Land flooded by seasonal Nooding,

Tributary: A nver or stream (lowing into large river or lake.

Polder: An embankment used to 1solate and protect agneuliural lands from saline water.

Pollution: An undesirable change in the physical, chemical or liological characteristics

of land, water and land that can harmfully affect huniam life and other species.

Teptiles: Reptiles arc air- breathing verlebrates comprsing alligators, crocodiles,
lizards, snakes, turiles ete. Repliles crawl or move on their belly (such as snakes) or on

amall short legs (such as lizards).
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Water logging: Condilion of go1l saturation due to the rise of the ground water tabic.

Ward: Small admimstrative units under Pourashava.

Watershed: A delined zcopraphic area from which water drains into the same
catchment. Areas of hipher elevation generally bound a watershed on three sides and the

area into which the watershed drains 18 on the fourth side.

Wetlands: Land thai relains an exccss of water for a frequency and duration sufficient
1o support organisms adapted to life in inundated or saturated soll condilions. Types of
Wetlands found in EFAs are niver, lake, pond, [lood plain, khal (narrow canal), swamp,

marsh, pond dighee (g pond), pukur (small pond) etc.
Wildlifc habitat. An area maintained as an undisturbed breeding ground for wild fauna.
The habitat 15 protecled for the continued well-being of the resident and migratory

fauna.

Wildlife: Organism that can survive without any artificial help.

Source: (1 BR1C, BUET (2003 and (1) Emaromnental Profile, ADB {1997



{1
02

03.
04,

06,
07.
0g.
9.
10
Il
12,
13,
14,

16.
17
18,
15.
2.
21,

23
24
25
0.

300

Appendix -F

Private Land Development Housing Praojects

Pallobt Abashik Prokalpo, Mimpur.

Arambag Co-opcrative Housing Socicty.

Shikdar Real Estate, Dhanmondi,

Kallanpur Land Project.

Adarsha Shayaneer Greha-Ninnan Shamobava Samity, Mohammadpur.
Abdur Rafique Housing, Mohammadpur.

Bitul Aman Co-operative [lousing.

Caphasan Housing Complex, Tejgaon (Nikeion l"mject):
Mohammadpur Pesi-culture Housing, Mohammadpur.

Firoza Properics & Development. Abashik Prokalpo.

Dhaka Real Lstate, Mohammadpur.

Sunibir Greha Nirman Shamobaya Shamiti.

Metropolitan Chnistian Co-operative Housmg, Tejgaon.

Tanala Housing Prokalpo. Kafnul, Mimpur,

Bonoshree and Aftabnapar Abasik Prokalpo.

Banashree Mogbazar, Khilgaon Abashik Prokalpe, (Bara Mahanagar Prokalpo).
Postagola Abashik Prokalpo, Postogola.

Raver Bazar Prokhalpo, IMhanmonid.

Goran, Chatbari Prokalpo, Mirpur {Pallabi 2*' Phase Abashik P'rokalpo).
Shismahal Land Mroject, Baghan, Mirpur.

K.M . Das Lane Abashik Prokalpo.

Caphasan Housing Patkpara, Mirpur.

Bashabo Abashik Prokalpo.

Puoslagala River view Land Project, Sutrapur.

Mollika Abashik Prokalpo, Mirpur.

Ms. Blustar Estate (Aparmrment Housing).
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28
29
30

31
32,
33
34,

35,

37
38

40).
41.
42,
43,

Mrobal Housing, Mohammadpue .- - T
Janata Co-operative Housing Mohammadpur.
Basundhara Residential Model Town, Bhatara, Toarshahara
Mukt Real Estate, Mirpur

Shamol Housmg, Uitara,

Rabat Housing Prokalpo,

Sukhinesr Abashik Prokalpo, Tejgaon.

Shusamay Bahumukht Shamobaya Samity
Jahangimagar University Co-operative (Arunapalli).
Banarupa Abashik Prolalpo.

IC AR Housing Projec, Joarshahara

Concord Real Estate Projecl.

Rupavan Housing Estate.

BRAC Concond Land Project.

Shadesh Housing Estate. Joarshahara

Pink ity Housing Listate, Joarshahara

Sun Valley Housing Projcet, Joarshahara

LIH
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Appendix-G
Environmental Factors and its Impacis

Tahble: 1: Wetlands

Wellands Tnvirgnmental Tmpaet Respondents
Unknown mignificance %o
Umon | Lnions MNone | Low Medivm | High
Nu.
1 Beraid g 1034 65,52 | 2414 a0 20
(3} (%) 14N :
2 satarkul 0 f b a7 | 3333 0 12
(4} (4)
3 Demra il 3572 150 1428 0 14
() (7) (2]
4 Wurd Mo, 75 L L L 100 L 3
(3}
5 Dakshim Khan 0 0 100 L 3
(3}
fs Ward No .56 0 L 0 104 L 3
(3)
T Ward No 74 0 0 0 14} 0 3
(3)
Toial 65

Sources' Field survey, 2002

Table 2. Cultural Value

Cultual Value Environmental Impact Respondents
Unknown Sigmificance %

Ungorr | Unions None | Low Medwum | High

No.

] Beraid | 1] 100 0 i 29
{29}

2 Satarkul i 0 66.67 | 3533 0 12
{3 {4}

3 Demra { { 140 { 14
(14}

4 Ward No, 73 L 0 L0 il L 3
(3]

5 Dakshim Khan | O o 100 0 3
(3}

6 Ward No.56 0 0 1{M} L 0 i
(3}

7 Ward No. 74 0 0 100} 0 0 5
(5}

Total 6y

Sources: Field survey, 2002




Table 3. Restriction on People’s Movement

Movement of people Environmentul Impaci Respondenis
restricted Unknewn sigmficance %
Linien | Unions wone | Low | Medium | High
No
1 Beraid 0 6R.OT | 3103 |0 0 29
2n | &
2 Satarkul 0 75 25 0 0 12
(A (3)
3 Demga 0 L 0 4] 0 14
(14)
4 Ward No, 75 0 100 0 ) 0 i
(3]
5 Dakshin Khan | O 1{K) 0 0 ¢! 3
{3}
G Ward Nu.36 0 0 160 0 0 3
(1)
T Ward No. 74 i i 100 0 0 3
(5}
Total 69
Rourees: Field survey, 2002
Table 4: Movement of Wildlife Restricted
Moverment of wildhlc Environmental hinpadct Fespondenls
resineled LInknown Significance %
Union | Unions None | Low Mcdwm | High
No,
1 Berd o Y] M4 | 55108 448 | 20
(3 {16 (10)
2 Satarkul o 3] ] 0 100 12
(1)
3 Demra f f 3572 | 1428 30 14
(3} {2) (7
4 Ward Na. 75 ] ] 0 0 104 3
(3)
5 Dakshin Khan | 0 L L 0 100 3
{3)
& Ward No 36 { I 0 0 100 3
(3
7 Ward No. 74 0 0 0 0 10} 3
(5}
Tatal 6%

Sources: Field suryey, 2002



Table 5; Pollution of Irrization Yatcr

Pollution of lmigation Environmental Tmpact Respondents
Water Unknawn Significance %
Umon | Unioms None | Low Medium | High
O,
l Berud L L 27.5% | 6207 10,34 | 29
{8) (18) (3}
2 Satarkul 0 0 3333 | 6667 Y 12
{4) (8}
3 Demira L 0 { 64 25 3372 |14
(9) (3}
4 Word Na. 75 0 0 0 104 o 3
3)
K] Dakshin Khan | O 0 100 0 0 3
(3)
il Ward Mo 56 L 0 0 100 0 3
(3)
7 Ward N0 74 { ¥ i 104 ] 5
(3)
otal 6
Sources' Field survey, 2002
Table &: Waterborne Diseases
Water barne disease Fnvironmental Tmpact Respondenis
LInkngwn Sgmiticance %
nien | Thmion Name None | Low Medium | High
Nao.
1 Reraid 0% (4 3793 | 62.07 e 29
(a1 d8
2 Katarkul 0 { 4166 | 3834 L 12
(5) (7}
3 Denra 0 0 i RLIL, 0 14
(14)
4 Ward No 73 0 0 fl 100 { 3
(3)
5 Dakshin Khim | O 0 0 104 0 3
(3)
5 Ward No 26 { 0 104 0 0 3
{3)
7 Ward No. 74 o 0 1an 0 o 5
(5)
Total L

Sources: Vield survey, 2002
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Lires of pruzing land Environmental Impact Respondents
Tnknown Sigmificance %
Union | Union Name None | Low Medium | High
NO,
| Beraid L 3103 | 4483 | 2414 0 29
() RENENRY)
2 Satarkul 0 0 41 67 | 3833 0 12
(3) {M
3 Dyemire 0 1429 | 8571 |0 fl 14
(2) (12}
4 Ward No, 75 0 0 100%, | O 0 3
(&)
5 Dakshin Khan | 100% |0 0 0 3
£
i Ward No. 56 0 i 100% 10 ] 3
(3)
7 Ward No. 74 0 ¥ LOO% | O ! 5
(5)
l'ntal 9
Sources' Meld survey, 2002
Table 8: L.oss of Trecs/Vepetations
Tree loss of vegetation Environmental [mpact Eespondents
nknown Sigrficance %
Umon | Union Name None | Low | Medium High
Yy
1 Reraid 0 { 4828 | 31.03 2060 129
{4 & (6)
2 Satarkul ) 2500 [ 4167 | O 3333 |12
{3) {5) (4}
3 Demra 0 L 100 0 {} 14
{14}
4 Ward Nu. 75 i 0 L 100 O 3
(3}
5 [Dakshin Khan | @ 0 104) ¥ it 3
(3)
G Ward No 36 ) )i {} 100} 0l 3
(3}
7 Ward No. 74 0 0 0 104} { 3
(3}
Totai 69

Snurces: TNeld survey, 2002

Table 9: Habitat Loss for Fish
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Hatitat loss for figh Fnvironmental Impact Respondents
Unknown Significance o
Union | Union Name MNone | Low | Medwm | High
No,
| Bermd 0 0 0 5172 4828 | 29
f13) {14}
2 Satarkul 0 Ll 0 104 0 12
(3
3 Demes 0 {} 0 fid 29 35371 | 14
(9 (2}
4 Ward No, 73 0 0 0 100 0 3
(3)
3 Dakshin Xhan | 0 0 L f 10084 3
(3)
6 Ward No. 56 N ¥ 0 100 0 3
{3
7 Ward No. 74 0 i 0 0 100 5
{5)
Tulal 69
Sources: Ficld survey, 2002
10: Redunction in Fish Hahitat
Reduction if fish hantat Environmental lmpact Reospondents
Unknown Significance %
TUnion | Union Name ~None | Low | Mcodiun  { Huyeh
No.
i Beraind { H { 5517 44,873 29
(16}
2 Ratarkul it o 0 100 0 12
{12)
3 Dernra 0 Ql Ql 64.29 3571 |14
()
4 Ward No. 75 0 { 0 1(K) g 3
(3}
A Diakshin Khan {0 0 0 0 100 3
(3
6 Ward No.56 0 0 0 100 0 3
(3)
7 Ward No, 74 0 0 0 100 0 3
(3)
] Total 69

Sources, Field survey, 2002
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Table 11: Percenlage of I.and uses in the Study Area

Union Percentage of Land nses Respondents
Umon | Umon Name Cultivabic | Ilome- Water | Non
Mo land stcad bodics | cultivabl

e land
l Beraid TE0 11.94 Q.50} (.5 29
2 Salarlcul T4} 16.70 1330 |- 12
3 Demira 742G 1420 11.42 |- 14
4 Ward No. 73 10400 1500 4500 | 30.00 3
5 Dashinkhan 6H8.00 15.00) 1500 [ 200 3
6 Ward No. 56 35.00 .00 7.00 3000 3
7 Ward No. 74 G000 10800 1000 | 20,00 5
Taotal &9

Sources: Hield survey, 2002

Table 12: Bore (IYV) Production (Maund/Righa)

Union Baro (1Y V) Production {Maund/ Bigha) | Respondents
Union | Umon Nane 1990 2000
Area Production | Area | Production

| 203 3017 144 2630 29

Beraid
2 Satarkul a5 1710 57 1169 12
3 Demra 73 1320 77 1485 14
4 Ward No 75 15 250 5 1433 3
5 Trakshim Khan ! 15 185 6 104 3
3] Ward Wo. 538 28 430 16 290 3
7 Ward No. 74 | 23 460 10 170 5

Sowrces: [ield survey, 2002




Table 13: Fish Production {Maund/Bigha)

Union Fish Production (Maund/Bigha) Respondents
TTmon | Umen Wame 19495 2000
Arca Production | Arca Production
1 Beraild 12 48 73 12 9G.44G 24
2 salarkul 7 375 7 107.1% 12
3 Demra 1025 | 3544 10.25 | 93.7% 14
4 Ward No. 73 135 251.87 13.5 431,93 3
5 Drakshin Khan | ! 267.95 1 1608 3
Culturced
f Ward No. 36 | 2 37513 4 37.51 3
Culturcd
T Ward No. 74 | - - - - 5

Sources' Meld survey, 2002, (Note: 1 Maund=3732 ke )

Table 14; Livestock

Lnion 1990 2000 Respondents
No | Namc Bullocks | Milch | Goat | Bullocks | Mileh | Goat
CGW COW

1 Beraid 16 40 L0 19 42 11 29

2 Satarkul 14} 12 & ] 13 5 12

3 Dcmra 12 16 5 T 18 f 14

4 Ward Na. [ 5 4 3 2 3 5 3
75

5 Dakshin 5 5 7 3 3 ] 3
Khan

& Ward No. | 5 6 4 4 2 §] 3
56

7 Ward No. | 6 7 0 2 3 0 5
74
Tolal 59 o2 33 42 54 33 o

Sourees: Field survey, 2002
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Unions 1995 2002
N | Mame I'ishing | Agri/ { Boat | Other | Iishing | Agri/ | Boat | Other
0 o Busi { man | % 0 Busin | man | o
ness | o 58 s,
% Yo
| Beraid 12.41 The | 241 [9.50 | 5451 T1.89 [ 1.1 21.5
8
2 | Saytarku? 13.33 729 1041 [ 1335 | 433 64.58 | 2.9 29.0
|
3 | Demra £.92 750 | 892 | 571 T37 | 5 18.92
6
4 | WardNo. 75 |50 700 | 25 20 600 |0 38
5 | Dakshin 10.0 750 |0 15 5.0 700 |0 25
Khan
6 | Ward No. 536 | 5.0} 0.0 | 1.0 4.0 (2.0 750 120 21.0
T\ Ward No. 74 | 2.0) o (30 250 1.0 00 |0 4G

Sources; Field survey, 2002
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