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ABSTRACT

As a capital of a developing country. meypa city Dhaka is experiencing outstanding
growth over the last coe decade. Dhaka has eapanded 1788 times from its inival size
over the period 1951-2001. in the same time span population had increased 25.09 falds
According 10 2001 census. Dhaka Mepa Ciiy accommodates 10,7 million people. a major
share of 37.43% of the total urban population of the country (BBS. 2003}, In response ic
the growing demand of” housing and other urban uses, private land development
companics have emerged as a dominant foree in the land market and posing st ficant
mmpact on land development and planning. In order 1o regulate and guide urban
development, Dhaka Metropolitan Developient Plan (DWMIDP) has stated policies for the
peniod  1995-2005. Like many other third world countries Dhaka also prowmng
predominantly i an unplanned manner, even ater the enactment of several acts and
planning docwnents.

This research attempts to wenuly the locations and trend of 1esidential land development
projects by Private Land Development Companies (PEDC). List of private land
development projects within the Dhaka Moo (DMDPY arca has been collected from
various sources like RAJUK, REHAB Fair, news paper advertiserents and Itom
internets. A GPS survey was conducted and 143 residenbial land development projects
were found within the DMDP area. In additon to field survey. aboul 20 developers wete
intervicwed 1o get idea abour the factors responsible for existing trend of development,
This research foewses on three objectives: (i) 1o identity the trend and locational aspucts
of private residential land developrent activilies in Dhaka Metro Area sinee 1995, (i Te
evaluate the Jand development activities and it compatibiliiv wulh the stated policics o
DMDP  (1995-2015) (ni) To find the causes of deviaton from DMDP  and
recommendation for streuglhening enforcement of structure plan.

Findings from the study depict the [lact that a significant share of ongoing land
development projects does not have any kind of approval from relevant authorities. hMany
of the projects have violated the policies stated in DMDD and are encroachung areas
demarcated as restricted zones. As a result high value agricultural tand and flood flow
zones of Dhaka are in constant threat, This rescarch poitrays the current teend of land

comversion by PRLDPs which have severe enviionmental impact on the ity
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Chapter One:

Introduction



1.1 Introduction
The Dhaka Mewopelitan Develepment Plan {DMDP} 1995-2015 provides a long lerm
strategy for 20 years for the development of greater Dhaka sub region. The geographic
boundary of the plan consists of 1528 Sg. km (590 sg. mtles) that lies in 3 distnets,
Dhaka, Narayangon) and Gazipur covering 5 municipalities namely Savar, Narayangon),
Kadamrasul, Gezipur and Tong and the area of Dhaka City Corporation. The plan
provides planning guidelines, techntques, standard, development control procedures and
provision of physical and social services for metro Dhaka's planning and develepment.
This planning document states direction of futurne urban growth and defines a broad set of
policics {0 achieve oversll plan objectives { Hagque, 1999).

The present estimated population of Dhaka Metropolitan Area (DMA) is 10.71million
(BBS, 2001). According to DMDP forecasts the population of Dhaka city will be 15 56
miltion at the end of the plan penod. UN World Population Center estimates at 2005 the
population of Dhaka eity 15 13 million and by 2015 it will have to accommodate 23
million people To accommodate the growing population, Rajdhani Unnayan Kartripakha
{RAJUK) and large number of developers are involved with hundreds of heusing and
tand development projects It 15 estimated m DMDP that between 1983 and 1991 some
14000 acres of land was converted ito urban land use, mostly for residential
development and locaied it the urban frinpe (DMDYF, 1995) But most of these land
development projects for residential use are being done in an unplanned way
contravening to the DMDP stucture plan 1993-2013.

The year 2005 15 the nud point of the shucture plan ume span. This study intends o
assess the present development process of the city in the light of policies stated mn the
DMDP It also miends 10 identify the rend and the factors responsible for the process. It
15 expecied that it would reveal information about the current trend of unplanned growth
by the pnvate sector.

1.2) Background and Present State of the Problem

Rapid urbanization charactenzed by the prowth of large citres and towns is a common
phenomenon in the developing countries. Cities of the developing countries are prowing
at a rate much fasler than these of the developed world. In Bangladcsh the urban
population grew from & millions 1t 1974 to 30 2 million in 2001 (Hossain, 2004). The



fast growmg urhan pepulation of our country is concentrated in the major citics and
towns, especially 1 Dhaka. Dhaka alone has the highest concentration with almost 40%

of the total urban population and 6% of the national population (BBS, 2001).

Before 1971, physica! development of Dheka took place on the available flood free land,
but last two decades Dhaka is expandmg in an unpianned way encroaching river, lakes,
low-lying areas, agricultural lands. The tnple charactenstics of Dhaka, capital city. meea
city and prime ciry, attract people from all over ihe country and increase the demand for
housing and other related services. Due (o scaraity in the supply of flood- free land, low

lying areas are filling above flood Yevel and using for ail sorts of development activities.

However, the rapid population growth of Dhaka has led to the repid expansion of the city
both vertically and hofzonially. In recent years, in the process of development, the
domunant role is played by the private sector, while the public sector limited 1lseif to
infrastructure development and service provision, Failure of the public sector to meet the
demand and need of the citizens has provided opportumties for the private real estate

developer to enter into the urban land market.

In Lhe capilal, the land development project for residential use slarted a long time ago by
government agency. In the Pakistan penod several residennal areas were planned in
Dhaka such as Dhanmondi, Lalmatia , afier the liberation , Gulshan, Banani, Baridharg,
Uttara were designed for the high income group. But govemment failed w cater the

increasing demand of housitz n Dhaka o1ty and outside.

A close serutiny of the development process of the city reveals that most parts of Dhaka
have developed in an unplanned manner. Despite having Master plan (1959) and DMDP
(1995-2015) very few pans of Dhaka have developed in a planned manner. Lack of
implementation of propased plans and policies can be identified as major drawback of
urban planning sector of Bangladesh. Violation of planning policies and laws 1s a
common trend Especially, it became a crucial sk to centrol and regulate the private

land development companies of Dhaka. All the developers shouid follow the policies
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stated in the DMDP during the implementation of the projects. But the profit onented

motive of the developers has become a threat (o the overall envirenment of the ¢ity.

1.3) Objectives

The aim of the shdy is to investigate the locational aspects and tend of private
residential land development projects in Dhaka Metropolitan Area since 1995 and its
compatibility with the policy stated in Dhaka Metropolitan Development Plan 1995-
2005,
Objectives

1) To identify the trend and locational aspects of private land development activities

for housing i DMDP area since 1995

2) To evaluate the land development activities and 1ts compatibility with the stated

policies of DMDP 1995-2015.

3} To find out the causes of deviation from DMDP Structure Plan and

recommendation for sirengthening enforcement of structure plan,

1.4 Qutline of the Methodology

The Methodology of the study includes the following steps-

1.4.1} Selection of the Study Area

The total DMDP area is sclecled as the study area (Figure 1.1) because the private
residential land development activities mainfy cccurring in the fringe and peripheral areas
of the central Dhaka City. Study area covers about 1528 sq. km.

1.4.2) Data Collection

1.4.2.1} Literature survey

An elaborate literature survey on the topic has been done for better understnding and
represenlation of the problem. To get real phenomena of the problem various books,

journals, related thesis papers, project reports have been studied.



1.4.2.2) Collection of map
Map prepared by DMDP is used as a base map (Figure 1.1). It is collecled from the

RATUK. Maps of diflerent residential areas are collecled from the developers and

different government and non-government organizations.

1.4.2.3) Process of preparing the list of Private Residential Land Development
Project (PRLDP) since 1995

Before going to the field survey it was a great task to prepare a list of residential land

development projects within the DMDP area. Afl the available residential land

development projects working within the DMDP area are included in the list (appendix-

I} Thus the fo!llowing sources are uhihzed-

RAJUK - - Development of township in the metropolitan capital is
regulated by the Town Imprevement Act (T Act) of 1953 Under the
Act, the Rajdhani Unnayan Karripakkha (RAJUK} has been
empowered to develop, improve, exlend end manage the city and the
peripheral areas through a process of proper deveiopment planming end
development control. As a concemed institute for development RATUK
gives appteval for any kind of development within 15 junsdiction. A
list of permitied housing projects and a hist of housing projects applied
for approval have been collected from RAJUK.

Daily News Paper: - The “Daily ltlefaq” dated from 1993-2005 was
reviewed, becausec most of the developers post their advertisemnent to
t:his news Daper,

Real Fstate and Housing Association in Bangladesh (REHAB) Fair:
REHAB fair is the biggest exposition of Real eslate and developmg
seclor organized by REHAB every year. Information about land
development projects are collected from this fair.

Intemet; Internct is vastly used as a source of getting information for
this purpose because private developers put their adverisement in the

internet and maintain official web page of their projects
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1.4.5) Reconnaissance Survey

in order to familianize with the field condibon a reconnaissance survey was done.

14.6) Field Survey

As evident from the objectives staled, this study 15 mainly based on data drawm from
primary level of investigation, To 1dentify the specific location of the histed projects on
the map, a Globzl Posionmg System {GP'S) survey 1s done 1o get Lhe exact location of
the projects. The point is collected by vistling the project, but it was not to possible w
demarked the ares of the projects, so a point is Laken to represent the locaiion on the map.
1.4.7) Questionnaire Survey

Questionnaire survey is carried oct among 20 developers v get detail informabon on
different aspects, The survey is conducted by using pre-designed questionnaire. Land
development companies are selected from the surveyed projects and key personnel’s are
interviewed o got information on varnious aspects of the development process. To get
other related data local peopic are mtervicwed. About 50 peoples are interviewed from
different siles to understand the present praclice of private developer at that locality.,
1.4.8) Datx Processing and Analysis

The data obtained through Iitemature survey, field survey, questionnaire, and observation
survey has been classified, tabulated and preesenied in the form of maps, @mbles, and
graphs using Excel, Arc/info, Arc/view and other software,

1.5) Limitation of the Study

1) Data Collection Some of the pnmary histed projects are not found during Lhe
leld survey, Because there was no signboard or Feld office to 1dentify. More
over 1t needs extensive field survey to identify the entire projects. So toral
number of projecs mentioned in the primary list do not match with the number
of pnmary projects shown on the map. Pnmary list is prepared on Lhe basis of
advertisement on the paper, internet, and Rehab and RAJUK list.

2} Map Preparation; A GPS powmt based survey 18 done to idenhfy the exact
location of the projects. But it was not pessible to shew Lhe toral area of the

PRLDFP on Lhe map, because it needs extensive field work, enough man power,



and sufficient funding. So that, 1o 1dentify the location, a distinct point (mostly
middle) of the projects is taken and thus is shewn on the map. It was difficult to
obtain information regarding the exact boundary of the projects.

3) Area Caleulation: The area of the housing projecls is calculated as
approximately Some times local people have given information about the area
of the projects as any member of any project was not found. All the calculation
is done on the basis of the given information. Moreover, the area of the 46
numbers of housing projects can not be collected. These projecis are omitied
when ihe area is calculated for different detignated areas in the evaluation

process.

1.6) Organization of the Chapters

This research is organized into seven chaplers. Introduction, Lhe first chapter, describes
backeround information and sets up objectives, methodology of the study. Second
chapler describes the concepl and application of Wown planning in several cites m the
world. It tdes to review the policies of the present prevaiting plan for Dhaka city. This
chapter is followed by the physical, demogmphical and urban development
charactenstics of Dhaka city, It also discusses the process of private and public secior
land development activities for residential usc. The study, then iries Lo identify the
location of the Prvate Residential Land Development Projects (PRLDP) within DMDP
area and show the mend of the development activibes. Chapter five exammes and
evaluates the present land development activities wilh Lhe stated policies of DMDP
structure plan. Chapter six tries to identify the factors related to the development of
PRLDPs. The study ends with drawing some recommendations of the effectiveness of the

sirategy in accomplishing :ts objectives



Chapter Two:

Dhaka City and Its Urban Developmeni



2.1) Introduction

Less developed counmes are; on the whole, slow to embrace many ideas pertaining to
strategic land use planning and development control. {Caprani. 1999) Planmng of Dhaka
city is by no means the exception of this trend. The recent unprecedented population
growth within the Dhaka metropolitan area, is forcing land use planning up the Lst of
government pnorities. However this chapter intends m describe a brief descnption of
different plan aspect of the DMDP structure Plan and a review of some city planning in
the world

2.2} Concept of Town Planning

There arc probably as many concepts of planning as there are planners, possibly more
Most would accept, however, that town planning is concerned wath Lalking an objective
and rational view of Future conditions, assessing what society desires its destiny to be,
forecasting the amount of change, estimaling the degree of conlrol required and
formulating a policy to ake account of this destiny, change and controi ( Ratcliff, 1976).
Andrueas Faludi defines —

“Planning is an antictpatory and prepanng; making erranges or provision for the future
At the core of city and regional planming 15 spatial, physical, or land use planning. This
involves — making armngement for Lthe future use of land by people and securing those:
arrangements by regulating and promoting changes in ths use of land and building.”

He also added “The purpose i3 W explore and recommend those arrangements for change
of no change in the use of land which will reconcile conflicts and best benefit the client
This may involve intervening in the rights of individual 1 carry out change and directing
change in the interests of the client ™

The ‘concern” of town plamming is the formulalion and mplementation of plans and
policies or other arrangements for the development and conservation of the land and the
environment spectfic decisions measures for improving physical Living condinons.
American Insttute of Planners defines ‘Planning” in the aricle II of their constitutien that
s the planning of the unified development of urban communities and their environs
and states as expressed through determination of comprehensive arangement of land

uses and the land occupancy and regulation thereof { Falud. 1976).



According to Rateliff “Town planning is a reconciliation of social and economic arms of
private and public objects. It is the allocation of resources, particularly land, m such a
manner as to oblam maximum efficiency, while paymng heed lo the nature of the built
environment and the welfare of the community Town planming aims at securing a
sensible and aceeptable blend of conservation and exploitation of land, as the background
or siage for human activity. This involves the process of establishing the destres of the
community , formulating them 1 a manner that faciliates comprehensive and discussion,
prepanng a policy for their adoption, regulatmg the degree and proportion of public and
private investment , guiding the provision of public senvices, initiating action where
neceasary, and centinually examiming the effect of adopted policy making adjustment if
requrred "(Ratcliff, 1981)

According to the Royal Town Planning Instiute (RTPT), UK, “Town planning embraces
all forms of development and land use activities. [I operates in all socia! strata and on
several inter—related spatial fevel- local, rural, urban metropoliten, regional, nabomal and
intenational. It is concemed with Lthe promeotion, guidance, enhancement and contrel of
development in the constantly chanping physical environment in lhe interest of the

commen good by respecting Lhe rights of individual™ (Hague, 2004)

2.3 Struciure Plan as a Technique of Town Planning

This 1s basically a written slatement accompanied by any necessary supporting
diagrammatic 1llustrations and 15 designated to introduce a large measure of fexibility
mte the syatem, The structure plan is intended to translale national and regiomal,
economic and social policies o a local context and in doing so provide a framework for
the implemeniatien of local plans, While establishing the general aims and proposals for
the arca it should alse conlain the overall development control policy which can then be
applied in particular circumstances at the more delailed and specific Jocal plan slage.
(Ratchff, 1976)

This term ‘Structure Plan’ is derived from British planning practice, but the concept I1s

now widely used miemationally. The principal components of structure plan are
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e The built up area of a city, divided into broad zones of different land use,
character and density

» Main lines of communication

+ Principal institutional uses which serve the whole city

s The main funcuonal of the eity
A structure plan accepts and recognizes the uncertainty of future events by concentrating
on fundamentafs and leaving more derailed problems for resolution nearer the time they
ocour. In this way, it is to a certain context open—ended, providing a broad policy
framework for action plans and development programs which because of their shorter
time scale can be formulated in greater delail. Because of its concentration on central
issucs rather than details, should not become as rapidly outdated as the more raditional
master plan This ferm of plannmg is particularly appropriate for metropelitan Dhaka
where the growth of population and economic development cannot be determine with any

degree of precision. {DMDI, 1995)

2.4) Town Planning: Asian Context

For better understanding of the present town planning of the world, several city plannimg
is reviewed. In this conlext two cities are ken into account, both have city planning, but
one is well planned and the other is growing unplanned end haphazard way and facing
varnous type of problem, Those cities are — 1) Putrajaya, Malaysia, a welled planned city
2) Jakarta, Indonesia, growing in an unplanted way. Moreover Calcutia city planmng is
alse reviewed as it is adjacent mega city of Dhaka

2A4.1 Planning Practice in Malaysia

The planning practice in several towns of developing world give inadequate emphasis on
the environmental aspects for maintaining quality and sustainable lrving envirenment and
proper development of a city. Present planning concepls of Malaysia do not explicitly
demonstrate noble wvalues, which are necessary for develeping human valies and
mitigating social ills, Malaysian planners have realized that planning and development.
which are not based on noble spiritual values, have in the past contribution 1o social 1lis

and wrought damages and degradation to the environment. Natural disaster, such as flash
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flood, building collapse, land slides and threat of haze has been underscored due o lack
of human sensitivity to the environment, disrespect to fellow human being, and ultimately
lo the creator. A planming puideling based on Teial Plann'ng and Development Docuine
(TDPP) has evolved from sensitivity towards human development m national
development. Therefore the current planning practices have been enhanced so as to serve
as comprehensive guidance for the counines planning and development. The planning
doctnine is able to handle social woes. respect the people and environment.

The main philosophy betund the TPDD s,

» Comprehensive. the TPDD or concept of planning should cover all values, moral;
and spiritual, besides physical and matertal aspects. These elements cannot be
separate because the main objective of TPDD 1s susiained well bemg of the
citizens.

« Man as the focus of development Man's needs and atlitude and aspirations are
some of the most impodant factors that should be taken into account in he
formulation of policies and development control. However, all considerations
should stress on the achievement of a balance between the needs of man and
capacity of the covironment to fulfill and support these needs.

v Multi-dimensional activities: Planned development must be multidimensional 1n
namre. With the above principles in view, the city of Pulrajaya has been
developed to ease out the increasing burden of urbanzaton of Kuala Lumpur
Putrajaya is indeed a fine example of urban planner dedication to build a city that
is environmentally susiamable and viable Putrajaya shows how a city can be built
by being compatible. sensible and respectful to the namre and emvironment by

enhancing natural resources within that particular region,

The TPDD is always follows the city and naticnal level development strmtegies and
theses are conlinucusly updaled accordingly to demand to Bice new chalienges mn the new
millennium The proposals indicated in the plan are mostly implemented by the privalc
sector. The TPDD applied m the case of Puirajaya have been meticulously worked out in

detzil so that no inconsistencies anse during the implementation of the plan.
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2.4.1.1) Putrajaya: A planned city

Putgjaya is the new administrative centre of the Federal Govemment of Malaysia taking
the capitel city away {from 25 km south of Kuala Lumpur. Construction of Pulrajaya 1s
started from August 1995 and expected to complete 2010 Pulrajaya is a planned ity
being built according to a series of comprehensive policies and guidelines for land use,
transporiation system, utilities, infrastructure, housing, public emenities, information
technology, parks and gardens.

The plannmng of Pulrajaya emphasizes the preservation of is eco-system while promoting
an active, lively and caring society The city is designed to provide opportunity for retreat
from the prassures and stress of medern Tiving.

Putrajaya was planned to embrace two major themes t.e. 'Garden City' and 'Inteiligent
City' The main features of the city are s a formal axis punctuated with nodal features;
structuring of the Core Area into identifiable precinets; a variety of informal and formal
activity areas; 38 percent of the land earmarked as green areas; reforestation and
enhancement of the natural landscape, creating a network of open spaces; designed to suit
topography, local climate and cultural norms; optimization of scenic vicws and spatial

expenences. For the development of the city two types of plans are taken-
a) Master plan of Putrajaya

Putrajaya master plan area covers 4,581 hectare which consists of natural, lush greenery,
botanical gardens large water bodies and wetlands. Purrajaya is divided mto two major
areas - core Area and the penpheral area, where the separation is via a large lake (Figure
2.1y "I:t1e core arca of Putrajava, which covers a toal arca of 1069 hectares, is divided mto
five zones (namely the Govermient Precinct, Commercial Preeinet, Civic & Cultral
Precinct, Mixed Development Precinct, and Sports & Recreational Precinct). Putrajaya's
peripheral arca comprises 15 precinets of various sizes 12 of the 15 precmets make up
the residential neighborhoods. The planning and design of Pulrajaya's residential areas s
intended to fosier a sense of identity through the neighborhood focal points, landscaping
and the treatment of the public realm. A toml of 67,000 homes of varying ranges, sizes,

ypes and densities have been planned for all income sectors
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Figure 2.1: Master Plan of Putrajaya
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b) Struciure plan of Putrajaya

A structure plan encompassing an area of 14,780 heclares was prepared with the
concurrence of the Selangor Stale Govemment in order to puide the development of
Putrajaya and is surrounding areas The structure plan area wall accommodate an

estimated population of 570,000 people, of which 250,000 will live within Putmajaya.

2.4.2) Jakarta, Indonesia

Takarta is the national capital of Indonesia. It is ihe central region and has special status
as one of the 37 provinees in the country. The 1965-85 master plan for Jakarla,
emphasized on physical form and recommended a concentric pattern of spatial growth of
the city after its inception The govemer of Jakarta has now formally approved the
Jakarta Structure Plan, and in addition of modified regional development plan for
Jabombek will shortly be by the central government. Thus the framework for the future
direction of urban growth s now formally agreed upon and be used as a framework for
strategic planning by local governments (Haque, 2004},

In Jakarm, co-ordination between sectors is steadily improving, end the agreed east —west
strategy for growth 15 being implemented by several new developments. The intraduction
of a pilot project for Guided Land Development {((FLD} in east Jakaria, the development
of high priority projects for arteral road planning and railway upgrading in the east and
west expansion zones, and the implementation of the first stage of the urban betterment
project in north Jakarta, and design of large regional service centers in the east and west
expansion zones to encourage commercial decentmhization.

For implementation the structure plan effectively, Jakarta faces several problem, such as
lack of cnough land to accommodale rapid growth compounds the conflict between the
formal and informal city and cavses sieep mereases in the land prces and reduces the
supply of affordable low—income shelters. There also ligs the problem of the dual city. In
which the predominant informal low income housing and infmstructure sector is
construcied outside the official system for providing sheller. This creates problems

designing balanced economic and physical solutions
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2.4.3) Kolkata ( Calcutta), India

The Kolkatz Metropelitan Area (KMA) consists of 3 Municipal corporations { Kalkata
Municipal Corporation, Howra Municipal Corporation and Chandannagor Municipal
Corporation}, 38 Muricipalities, 72 cities, 527 towns and viilages. According to 2005
Kolkatta Metropolitan Development Authonty (KMDA) reports, the population hes
crossed 15 million and the area covered by KMA now 15 more than 1854 km? The east-
to-west dimension of Lhe proper city is namow, stretehing from the Hooghly River in the
west 1o roughly the Eastern Metropolitan Bypass in the east, a span of roughly 5—6 km. The
north-south expansion is roughly divided into North, Centrel and South Kolkalm The Salt
lake City (Bidhan Nagar) area to the norheast of the city 18 a planned section of Kolkata.
Rajarhat, also called New Towr, is the newest township being developed on the north-
eastern fringes of Kolkala city. The Kolkata Metroploitan Development Authonty
(KMDA) is responsible for the devolvement of Kolkata.

Pian for metropolitan development of Kolkata

KMDA has been preparing Perspective Plans periodically KMDA has recently prepared
the drafi perspective plan titled "VISION-2025" The vision is (o provide suslained and
improved quality of life through basie urban services in an inclusive manner and create
enabling environment for enhanced economic activities by utilizmg available resources
efficiently, 1n an eco-friendly maaner while conserving heritage It came inlo

enforcement in 1991 and valid up to 201 1.
Some important features of the Plan are as follows.
o Delineation of three levels of Kolkale Metropolitm Regions

» Development of a herarchical system of settlement patern, m ihe Inner
Metropolitan Region within the orbit of 50 km radius from Rajbhawan including
KMA, consisting of district head quarier, sub- divisional head quarter, Block head

querter, service centers and basic villages, and
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» Development of 2 (two) million-plus cities --one at Uluberia - Bagnan area on the
west bank and the other at Barasat-Barrackpur area on [he east bank with a view
to develop a strong urban system consisting Kalyani, Barackpur, Barasat and Salt
Lake towns to create antimagnetic effect to the over congested Kolkara- Howrah
Metro Center, through construction of high speed transportation cormdor part of

which are already avatlable or under construction.

KMDA has also formulated land use prescriptions :rd framed development control
regulations for delincated development control zones. Regarding conlrol function, powers
have been delegaled o the local authorities within KMA except for certain special cases,
for example, ail development propesals within 500 meter on either side of Highways /

Expressways shall need the permission from KMDA.

Provision of various urban ficilities at one place, with a view to providing customer
comfort and cost effecuve services KMDA is taken some development works with the
collaboration of private organization Salt Lake Bypass, West Howrah Township, Habitat
Centre at D) Block, Salt Lake, Water Park at East Kolkala and Stadum Complex at
Rajdanga are proposed to be bwlt and upgraded respectively through a public private

parinership project.

2.5) Review of Development Plans for Dhaka
The first formal plan for Dhaka has been prepared by Patnc Geddesin 1917, a much
respected British town planner based on Lhe ‘Garden City Concept’ — a concept most
evident in the romantic street patterns and gardens of the Ramna area. But the formal and
first master plan for Dhaka city is introduced in 1939,
2.5.1) Legistative Basis for the Development Flans ¢* Dhaka
1} The Tewn Improvement Act, 1933
The Town Improvement Act, 1953 is the first statue that recognized the need for planning
in the country, altheugh pianning was not in the preamble. The following are the main
features of the TI act of 1953

o [t was designated to create a development agency for Dhaka city.

« The act made provision for zonng in the city.
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The Act provided power to plan the areas which would be laken for improvement
scheme.

Tt was an 'mpression that a special agency could be implement development
activities more efficiently than a local authonty like municipality, as a result DIT
was established in 1936,

The Lrust created a board of trusiees consisting of not more than eleven members
who were responsible for development improvernent and expansion of the city of
Dhaka and Narayangor

The TIA, 1953 provided the trust with power of review and veto the building
plans which had already been approved by the municipality and over ali planning

of the city was not the aim of this act initally

The main draw back of the act was that it was a cepy of Calcutta Town Imprevement Act

of 1911 and could not consider many local important 1ssues.

2) The Town Improvement {Amendment) Ordinance, 1958

This amendment to the Act established the DIT as a planning, controlling and
developing authonity.

The DIT was given the responsibility of preparation of Master Plan for the area
under its jumsdicuen and building controls through the appointment of the
authorized officer under the East Benga! Building Construction Act from among
the stuff member of DIT

The amendment provides DIT with powers o control both the public and
private developments,

The amendment did not repeal (he previous requirement of the chairman’s power
of review of the municipal building plan approval and

The power of the charman of DIT to accept or refuse permission for the use of
the contrary to the provision of zonal plan under the original TIA, 1953

rematned n cffect

Although, t is the first legal document which empowered the town development

authority to the prepare master plan but the highest pm:l.rcr was vested to the chairman of

the organization who was appointed from non —planning eadre. As a result the town
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planner can not exercise their professional practice and in many cases Lhe proper

development and planning activities were hampered.

2.5.1. Development Plans for Dhaka
2.5.1.1) The Dacea (Dhaka) City Master Plan, 1959
The Dhaka Master Plan was prepared by foreign consultants working with officials of the
Dhaka Improvement Trust (the precursor of RAJUK) and was submitted in 1958, The
plan covered the then DIT area of roughly 830 square kifomelers, with a population
slightly exceeding 1 million, of which 575,000 were 1n Dhakz City. A short PO was
supplemented by a map of the DIT area at 1.20000 and the Dhaka City area at around
1: 40000,
The consultants emphasized that the pian was meant to estblish broad planning
principles, not lay down a detailed inflexible basts for future development, The need for
foliow-up detailed plans and coniinuous review was also noted.
Average annual population increase was assumed at T 75% and the Dhaka-Mirper-Tong:
(1978} population estimated at 900,000, The plan provided for major expansion areas at
Mirpur, Tong and Gulshan/Banani/Badda and proposed large-scale reclamation at
Keranigong, Postgola and part of the DNI} triangle, to accommodate a population
increase of 250,000 between 1958 and 1978.
The 1959 Dhaka Masier plan was a Lind use type ‘master plan’. The major deficiencies of
the 1959 Master plan were:
* I8 development conuol framework was not fully formulated nor effectively
implemenied.
* It did not effectively relate the ssue of urban demsity with ils impact on
mfrastructure (e.g sizing of water supply lines}
* It was neverlinked to the ADP and government budget,
* Iis various development componenls were not priontzed and funding sources
were not identified
= The 1959 plan has been interpreted too ngidly and is not adaptable to the rzpidly
changing urban circumstances of Dhaka.
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s Tt does not provide a suitable framework for inler-sectoral coordination of spatial

planning with the capital budgeting of govemnment development agencies.

2512 Dhaka Metropolitan Area Integrated Urban Development Plan
(DMAIUDP), 1981
DMAIUDP evolved from a sedes of reponts and mussions concemed with siorm water
drainage and flood protection. It was Ffinded by ADB/UNDP. ADB stongly
recommended that despite all previous studies and partial implementation of a flood
control embankment, further {lood protection invesiment sheuld await the cutcome of a
broad multi-secoral strategic study to evaluale metropolilan planning alternatives. Work
in the study was undertaken in 1979-80 and the final reporl submitted m March 1981,
The pnmary objectives of DMAIUDP were:
+ To prepare a long-term development strategy to guide and regulate future growth
in the Dhaka metropolitan area.
+ To set out policies to implement Lhe strategy and facilitate 1mplementation of
prionty projecls.
» To identify priority projects and prepare prolotype proposals for the low-income
housing.
e To develop local stff skills and estblish effectve nstitotions for
implé}nematmn.
e Continuation of current trends-sustained perpheral growih, himited expansion
towards Tongi-Jovdebpur.
« Peri-urban development-low-density resettlement with intensive agncultumal
production surroundmeg ciry.
+ Comprehensive flood control protection of the city and development areas by
embankmenls
« Sub-regional dispersal-decentralizaton of urban development 1o maximum
number of existing iowns in Lhe regions,

¢ Limiting urban growth by reducing iavestment in favor of rurel areas.
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DMAIUDP is the enly comprehensive approach to planning and development in the
Dhaka region since the 1958 Master Plan. Many of the constraints, opportunities gnd

issues it considered are equally relevant now

2.5.1.3. Dhaka Metropolitan Development Plan (1995-2015)
The Dhaka Metropolian Plan (DMDP) 19952015 is the prevailing plan for the
development of Dhaka with the time frame of 20 years covering 1528 sq. km. The
DMDP addressed urban planning issues at (hree geographic level: sub regional, urban
and sub urban and covered area now defined as the RAJUK area. 1t is contained Dhaka
three districts: Dhaka, Namyangon;, Gazipur. In addition o the DCC and all of the
thanas contained partially or wholly within the DCC, the RATUK area includes all or
porttions of eight surrounding non—municipal thanas
- Gazipur Sadar and Kaligon thanas in Gazipur Distnct;
- Rupgonj, Sonargaon, Bandar And Narayangonj thanas in Narayangon)
Distniet:
- Kerarigonj and Savar thana in Dhaka Distnict
It is published by gazete netification m August 1997 o be used as the guideline for the
development of the Dhaka city The DMDP is not mtended to present a single land use
master pian describing plot based land use zonmg. Rather it intends to address long tenn
strategic and short term implementation guidelines along with a setl of policies and
programs.
The DMDP is comprised of the three followmg components’
1 Structure Plan
2, Urban Area Plan
3. Detailed Area Plan
1) Dhaka Structure Plan (DSP) is prepared to provide a long-term (20-year) sirategy
for development of Greater Dhaka. Tt projecis a population of 15 millien by 2015.
DSP defines a broad sel of polcies to achieve he overall plan objectives. 1t's
supporting documenlation proposed actions for the preservation of high quality
weilands, agncultural lands and watercourses. It highlights the need for pends

around the city limits for rain water retention and maintenance of an ecolopical
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2)

3)

balance and a healthy environment. DSP also calls for the adopton of land use
controls and building regulations that would make i storm water retention and
other recommendations meamngful. The DSP calls for plan reviews every five
years. Regrettably, no formal plan review or revision has cccurred smce the
publication of the Structure Plan. This is spite of the fact that at least one of its
major features (the Fastern Bypass) has been downgraded wath profoundly
different land use implications Another major feature with strucrural implications
has been added Purbachal is a planned new lown located in contradiction io the
DMDF recommendations.

Urban Area Plans {1995-2005) (UAP) is developed for the DCC and its major
expansion areas, including the area to the east of the DCC, the DND Triangle and
for the Tongl, Gazipur, Savar, and Dhamsona areas. The UAP 1 intended o
provide intenm mid-term strategies for a 10 year period and were conceived as
“nested” withm the overail structure Plan. Unfortunately, although the UAP for
Dhaka covers a smaller area and is drawn at a larger scale, its Jevel of specificity
15 no different from the Structure Plan. Already this plan is lost 15 ttme frame and
can be considered invalid.

Deltailed Area Plans {DAP) provides more specific and detailed planning proposal
for specific sub-areas DAP consisls of reports and maps at 1: 3960 scale with
supporting documents The DAP is yet to prepare. Until a DAP is prepared for
sub area Jand use management function will be exercised through the policies,

guidelines and rules found in the Struchure Plan and Urban Area Plan.
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Chapter Three:

Phaka City: Physical, Demographic and
Urban Development Characteristics



Souree; Dhaka Metropolitan Development Plen, 1995-2015
Frgure 2.2: Compoaite policy map of Dhaka Metropolitan Development Plan, 1995
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3.1 Introduction

Urbanization in the third world i1s essentially a post -1945 phenomenon. While urban
processes were apparent under colomal administrations, the problem of urbanization in
less developed countries has emerged only in recent decades Unlike the processes of
wrbanization in the western wotld in the lale eighieenth or nineteenth centuries, where by
a more gradual, incremental increase in population occurred in urban areas in line with
and economic chanpe, urbanization in less developed countmes is occurring in

unprecedented rate (Chaprani, 19993,

Dhaka staried as a settlement because of its sirategic location at Lhe hub of several mvers,
providing relatively easy access to both the Bay of Bengal and other parts of the flood
plain of the Jamuna, Bahmaputra, and Meghna rivers. Merphologically Dhaka has its
limitation to grow in all direction because of ns flooding intensity. Physically it 1s
domumnant characler in the small area which 15 permanently flood free. The areas
surrounding the central Dhaka in all direction are low lying lands and consequently go
underwater for many months. This imposes a significant consmaint on development of

this area.

It this chapter effort is made to discuss the physical charactenstics of Dhaka and a brief
discussion on Dhaka’s history This chapler also describes the present land development

practices both by public and private sector and the process of land development.

3.2) Dhaka: Historical and Political Background

The hisiory of Dhaka city goes back to 400 years, The nucleus of Dhaka (generzlly
referred m as Old Dhaka) 15 located on Lhe norh bank of the Buriganga River. The
zeneral area has been the site of urban settlements from as early as the 4™ Century B.C
Dhaka grew to promingnce in the Mughal era when Islam Khan (1603) was appomted the
first Mughal Viceroy of Bengal Under the rule of Islam Khan the city atmined great
commercial importance and become a trading centre for South East Asia European and

olher traders from different countnes slared to amve from 16146,
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Dhaka declined in importance at the end of the AMughal rule and the inception of Bntish
dominance n 1765 while Calcutta grew m importance in the British adminsstrative
structure. Dhaka’s fortune reversed, however in 1830 with founding of the Dhaka
Commitiee, the forerunner of what eventually became the Dhaka Improvement trust
{DIT) and later the Dhaka Capital Development Authority known by the name of
RAJUK, an acronym of 1ts Bengali name, Rajdhani Unnayan Kartripakha (RAJUK).
During this period Dhaka’s urban area increased to 14.5 Kitometers. Urbanization moved
away from the waterfront and encroached north ward towards the Pleistocene Terraces
high lands known today as Ramna, Paribag, and Shahbag In July 1905, the Bengal was
partitioned and Dhaka was declared the provincial capial. The population at that time
was less than 100,000 inhabitants, When the partition i3 annulled 111911, Dhaka once

more lost s adminisimahve role,

However, the first formal plan for Dhaka has been prepared by Patnc Geddes, a much
respected British Town Planner, in 1917, based on the ‘Garden City Concept’ — a concept

most evident 1 the romantic street patrerus and gardens of the Ramna area,

Along with the panitioning of British India, Dhaka became the capital of East Pakistan
on 14 August 1547 and Faced the problem of housing increasing number of migrents from
India A master plan was prepared in 1959 by Batish firm on the basis of “The Town
Improvement Act, 1933, The master plan described DIT as a development agency
authorized (o take over municipal and private property. The trust was given the power to
prepare zonal plans The DIT was also authonzed to review and veto building

applications approved by a municipality a power related o its development role.

DIT master plan 1959 covered approximately 830 sq km. (320 sq. miles) The plan
suggesied broad planning principles and zoned the urban area accordingly for various
activities. The master plan was prepared with a 20 years (1960-1980) horizon. The
population at the time the plan was prepared is reported «o have been one million, with 0
.05 million living in the core area, 0.1 m Namayangon] and the rest in the surrounding

areas. Expansion of the citv was larpely predicted towards the north and norhwest
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leading towards Tongi and Mirpur and the city spread out to the new band of
development containing Azimpur, New Market, New Eskaton, Purana Paltan,
Kamalapur, Dhanmond: dates from 1953 and the development of Mohammadpur,

Tejgaon followed suit in the 1960s.

After liberation in 1971, the annual growth rate mcreased 10 10% (Siddique et al. 1991).
In spite of the rapid growth rate after 1971, the 1960 Masler plan conlnued 1o guide the
development of Dhaka until the adoption of *Dhaka Meuopelitan Development Plan® in
1995, By 1980 the population had grown to approximately three million. Swamps and
other wetlands of the city starred 1o disappear as new areas of residential, administration,
business and commercial importance developed. Low —lying areas on the east Jurain,
Goran, Badda, Khilgoan, Rampura and on the west —Kamragirchar, Shyamoli, kalyanpur
-all were brought under habitation, (Nasrin, 1989} The metropolitan planning limit was
extended in 1987 by extension of jurisdiction of the then DIT from 320 sq.miles o 530
sq. miles and DIT was renamed as Rajdhan: Urnayan Kartripaka(RAJUK). This latest
extension added 270 sq miles to RAJUK covers most of Savar, Joydevpur, Keranigon]
and Narayangong in its fold for purpose of regulatory conirol. Area covers 1528 sq km
{390 sq miles), the historical expansion of Dhaka city 1s shown in the Agure 3.1.

3.3) Physical Characteristics of Dhaka

33.1.} Location and Topological Characteristics

Dhaka 1s localed between the latitude of 20° 30° N- 25° 05" N and Longilude of 20° 157
207 35" E.

Geologically the central pan of the ciy is adequately high but extensive FAood plains
within greater Dhaka normally remain inundated to varying depth for approximately four
menths 2 year during the monsoon season. The major geomerphic units of the city are:
the h1gh land or the Dhaka terrace, the jow lands or floodplain, depression and sbandoned
channels. Low lying swamps and marshes Jocated i1n and around the city are other major
topographic features. ‘| he general contour height of the area is 1.5-5 meters while at the
cenimal city is the 7-8 meters. The normal flood free level of Dhaka is 6 meters. Generally

the low lying land is converted inte a single cropping land during the dry season. Thus in
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order to make the fand Kt for housing development, earth filling up to 3-5 meters is
needed (Islam, 1993}, The general land clevation of part of the DMDP area (mainliy city
and around city) 15 shown in the figure 3.2,

Table 3.1: Land elevation of Dhaka city (above mean sea level)

Land form area Land elevation above | Comments
mean sea level (meter)
1 Higher than 10.0 1&2= these type of
2 8-10 meter landforms considered as
3 &-5 meter safe from annual floodmg,
Average flood level 6.0 3= this is marginally free
4 4-6 meter from normal flooding
5 2-4 meter 4-6=  these type of
& Lower than 2 meter landforms are under severe
threat of flooding.

Source: FAP 8A_ 1992,

3.3.2.) River System

Dhaka 15 located peomorphologicaily at the dowm stream of ene of the largest river basin
system mn the world, named Ganges- Brahmapuira rver basin (Ahmed, 1993). The
Branches of the nver system surrounded it. Dhaleswan and Lakha rivers are the main
tibutanes of new and old Brahmapura Dhaka is sourrounded by Tongi Khal on the
north, Balu and Sitalakha on the east. Turag is Mowing at the middle part of the DMDP
area. Turag is the distributory of the old Brahmapuma rnver and Balu river is the tributary
of the Lakha river while Tongi Khal connects the Tumg with Balu dver. Dhaleshwari
covers the western side and at the southern most ends, Bunganga meets wilh
Dhaleshwarl. Low Iying lands around the river system (Figure 3.3) serve as the relention
body of the excess water of these rivers during the rainy season. These nvers are flooded
during July to Seplember due to back waier of Meghna, Dhaleswari and Silalkha river.
As a result, if the rivers and low lving catchments areas of the nvers are filied up for
construction. it will cause severe flooding as well as drainage congestion 1n Dhaka city.
S0 the fver system and the connected Khals and low lying areas should be kept free from
all shorts of development works,

33.3) Drainage System

Dhaka metropolitan area predominantly depends on the natural drainage system.

DWASA serves only 850 sq. km. areas of Dhaka. Rest of the metropolilan areas mainly
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the penpheral area depends on the natural drainage system. During the monsoon from
May to Oclober, the drainage of the Dhaka city mostly dependent on the water level of its
peripheral nver system. Dunng this period, river water generally remains higher than the
internal wailer level The connected Khaly dmain the excess water to Lthe dver and the
adjacent low —lying areas acl as the reservoir of the waler of miny season. There are more
than 40 Khaly in greater Dhaka city comprising three major £hal systems, which act as
the natural drain 1o keep Dhaka frec from congestion, are follows:

1} Digun-Tbrahimpur-Kaltvanpur Khal system which drains to Turag river.

2} Dhanmond: -Pribagh-Gulsion-Banani-Mohakhali-Begunban  Kha! system vhich
drains to Balu river.

3} Segunbagicha-Gerani-Dhol Khal system which drains to Balu and Burriganga river.
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Figure 3.1: Historieal expansion of Dhaka

29



Lt " e it } v o

fma

Digital Elevition Model (DEM)
RECLAMATION AREA

o

e

b

Ly

i

sy

LEQEHD

x_ iy Ewrninn Favge i bua i)
by e L)

L ]l

M—1+4
W prigrafin e en
e liewd

HEHY e
F vty Arlpur sy "L

I C P Bamsdiry

.
p g o "

Source: Directomaie of Envirgnment, 2005

Figure 3.2: Dvigita! Filevation Model of part of Dhaka showing land development

metivity

30

o

H

i

AT



HH

Hi

F

13y

RERe N

EARE

w1
L

LLERICI L IREE D D mP3e A= 3"

| DMDP: THE RIVER SYSTEM

T

LT

Of 4T

" LEGEND 7 o T 14 Kilometers ]
- Rryerkhel
[ owDr Beenday ) . . . .
Ll T [ R Oy i e 14

Source: Directorate of Environment, 2005

Figure 33: River system of Dhaka

o o

H 6T

31



3.4) Population
Bangladesh 15 one of the fastest growing countries in the world, with an average prowth

rate of 1.4% (BBS, 2001} per annum Population growth n the urban areas is also

consistently higher than that in the rural areas. The resulting rapid urbanization in Dhaka

ensures that this area is accounting for an increasingly higher proportion of the national

population as indicates Lhe following Lable (table3.2).

Table 3.2: The population of Dhaka compared with national population

Bangladesh BPhaka
Year Total arban | % of total | Annwval Population | Annual

population{ | population | growth rate growth rate
in million)

1951 1820 433 1.58 335928

1961 2641 519 372 550143

1974 6274 8.78 670 16074935 932 !

1981 13228 1570 10.97 3440147 9.994

1991 22450 2015 5 40- 6105160 590

| 2001 | 28808477 2330 - 123000000 1,56

Source Population Census, 1991 and Preliminary Census Report of 2001

The growth of Dhaka from 1850 to 2001 can be seen as the growth of urban popuiation

due to several factors Perceived employment opporunities and access to social facihities

have Jed la immigration fromt rural, natural population increase and expansion of Dhaka

city’s border. Presently Dhaka has had the highest population growth mte of any major

city in the world, with more than 13 million people. 1t 15 now gth largest city and by 2015

1t 15 forecasted to be the 2nd larest city with around 23 million populations. (DEP, 2003)

Table 3.3: Population changes in Dhaka Metropaolitian area

Year Population Growth rate Remarks

1974 1950252 - -

1981 3458602 85 1974-81 wwend rate of growth
1991 73340000 7R World bank estimate

2001 11 1620040 82 Stucture plan estimate

2016 15569000 833 Structure plan estimate

Source: Census Report, 2001 and Dhaka Structure Plan , 1995-20135
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With the growth of population, vast amount of land was bewng consumed for residential
and commercial purposes. In between the vear from 1989 10 2003, huge land has been
developed at the expense of agricultural, forest, wetlands erc. It 15 evident Lhat areas
covered by water and agricultural fields have been decreasing very fast .Qn the other
hand buslt up area, home stead vegelation {mainly rumal settlemnent, urban fonge and high
class residental area), earth fill and bare soil have been increasing significantly.
Percentage in the DMDP area as a whole, only 4.3% area is covered by built up area 1n

2003, But each and every year it is increasing at the rate of 0.16% (Basak, 2006)

3.5) Land Development Activities for Residential Use in Dhaka

With the growth of population 1 Dhaka, acquisition ¢f lands for housing in the central
and sub-center zone 15 nearly impossible for majonty of the people. That's why Lhe
residential expansien mto the fringe arcas has become ineviable, It is skated in DMDP
that the 1980’s were a period of major land conversion, It was calculated that about 5670
heclares of land converted from rural to urban land use since 1983 to 1991, An analysis
indicated that the urban expansion of Dhaka Metropolilan resulted i the considerable
reduction of wetlands, cultivated land, vepetation and water bodies. Between 1960 and
2005 built-up areas increased approximately 15,924 ha, while agricultural land decreased
7,604 ha, vegetation decreased 2,336 ha, wetland/lowland decreased 6,385 ha, and water
bodies decreased about 364 ha. The amount of urban land increased from 11% (in 1960}
0 344% in 2005. Similarly, the growth of landfill/bare soils category was about 256% in
the same pened. (Dewan, A. M., Yamaguchi, Y. 2006}

In the intense conversien of land of Dhaka city, various stakeholders are playmg their
roles respectively. The participants in the land and the housing developing process are the
land owner, the conimctor, the land subdivider, the land developer, the building
developer, the land speculator, the tand broker, the owner or passessor occuper, the
tenant occupier, the intervening agencies itke RAJUK, DCC, and the other public
agencies. The agents are grouped under the following major conventional heading-

1. Public Sector Residential Land Development Activities

2. Povate Sector Residental Land Development Actvities
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1.5.1) Public Sector Residential Land Development Activities

The government, through its various orgamzations, like HSD, PWD, RAJUK and other

development authorities are involved 11 the development of land for housmg purpose.

During this development process the public seclor has made large scale conversion of

agncultoral land into residential areas for example, Dhanmonemdi in 50s and Mirpur and

Joydevpur in 60s Some of the government land development programs are Jisted below-

Table 3.4: Public sector residential land development housing projects

Area Year of | Area (in Purpose of Authority
development hectares) Development
Mirpur 1950-60 - A large residential | HSD
satellite area
Gulshan 19605 296 24 Hirh class residential | DIT(presently
area called
RAJUK)
Baridhara 140,83 Do Do
Banani 132 41 Do Do
Uttara 1960s 561742 Large scale middle | Do
and upper mmddle
income  residential
suburh
Badda 1970s 2995 Middle and lower | Do
rddle income
residential area
Dattapara 4087 Do Do
Gandana 567 Do Do
Khilgaon 19605 Middle and lower | Do
.Basaboo, middle  residential
Maderick, suburb
Goran

Souree : RAJU K, 2006

3,5.1.1) Present residential land development activities of RAJUK

At Present RAJUK plays as a public scctor agency regarding land develepment. With the

permission of concemed mimstry, the government authorifies acquire suburban and

peripheral lands for designated purpose by compensaung the owners of these lands.

Following this the concerned authority subdivides the land inlo residental plots with

necessary infrastructure. The plots are then transferred through sale by t(he authonty to




private individuals for a lease of 99 years and allocation of such plots are supposed to be

made considering income, occupation, age, Previous ownership of land in the city and

income ax etc,

Current RATUK programs that are ongoing for land development are listed below-

Table 3.5: Current ongoing residential projects of RAJUK

Name of (he | Location Area (in | Number  of | Population
project hectare) | serviced plot | accommodation
Purbachal Rupgany, Eastern side of | 2470 28000 3 miltion ]
{Yusufzonj Balu nver under
residential Marravangon) district and
project) Kaligong under (Gazipur

district
Nikunja Joarshara near Kurmitola | 27.52 500 5000
(Residential Arrpor
Housing Estate)
Jhilmil Southern part of Dhaka | 15438 | 500 10000
{Residential under Keranigon; Thana
Project)
Uttara 3© Phasc, | Exlension of Uttara model | 212625 | 7500 1, 360, 00

town towards west. It i1s

inside the westem

embankment

Source: RAJUK, 2006

3.5.2) Private Residential Land Development Activifies

The tremendous mcrease in population in Dhaka city has consequently created a demand

for housing and other related services. The efforts of public agencies regarding housing

fall far short of the demands and needs of the people. The government can meet only T

of the total demand for housing whereas private sector entertains the buik of 93 percent

{Haque, 2004) Thus, it has been encouraging the private sector to lake initiatives to

provide housing t» the people. The private sector basically meets the housing demand

through initiatives undertzken by individual, households, groups, companies eic.

Presently private sector real estate developers have been comstructing multi-stoned

residences to meet a part of housing needs. Such multi-storied residential construction 13

quite profitable both for land owners and developers. Some developers have acquired
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lands 1n the peripheral arcas of Dhaka city and are developing residential estate as small
townships Most of the townships have provision for different size residential plots,
schools and vanous community facibihes.

Private Residential Land Deselopment Companies (PRLDC) are very much active in
land development process wsually known as housing project Land development for
residential purpose through private sector housing companies became active in the 80s, in
the peripheral areas of Dhaka cily. Dunng this period formal and informal housing
companies comc up 1 the peripheral arcas with housing projects through massive tand
flling They purchase undeveloped land wilh low cost and make plot throueh subdivision
and sell them wath a g profit. They offer serviced piot at an attractive price with easy
inskllment. They give colorful advertisement 10 the mass media (Television channels,
Radio, News paper, Intemnet etc.) {0 attract prospective buyers.

Presently land development is occurring to more distant locations from city center where
land purchase and access is easier and large chunk of land is available for buying. The
main motif of the companies is profit onented. Most people inferested to buy land from
PRLDCs because they are located in planned sites and st's an easy business to invest

moeney.

3.5.2.1) Process of private land development for residential use
The private housing compantes buy land n the fringe and peripheral arcas, then make
subdivision plan for that particular land parcel and get approval from the concerned
authonty, For Dhaka, the concerned suthority 1s RATUK. For any type of development
work, 1t needs the permission of RAJUK, However, after getting the pemmission they
subdivide the land, some time they develop it by filling the land or leveling the land by
cuting down of high land and then make it for allotment. Generally plot size vanes from
200 sq. melers to 700 sq. meters, In that purpose, they follow the steps-

1} Land Leveling
Land leveling slarts at the beginming of the land development It includes soil fillhng and
cutting of the area 1f the areas is located m Lhe low-lymng area (general practice in Dhaka
city, most of the housing project i1s situaied mn the low lying area) the land i1s to be flled

above the floed level, and in that case land hlling cost wall be higher Generally land
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filling should be done above the flood level so that flood waler couldn’t drain the
residential areas. Usually the developers do not fill the land of whole sites at a time. They
complele it part by pan In case of high land they stari 10 cut down the area and then
make 1t level to sell. Fer development of the projecls the companies generally use niver
sitt. In most case, they use pipeline for flling their land through dredging from the

nearest river,

Source: Field survey, 2006
Figure 3.4: Land leveling through river dredging

2) Atractive adverlisements

The PRLDCs give colorful adveriisemenits in the daily news paper, radio, and TV
channels and set up billboard to attract potential clients for buying plots from their
projects. These advertisemments highlight project location, physical, social and
comrmunity facilities, environmental soundness and easy payment system etc. But Lhe
companies usually exagperate stalement about the project for the interest of their

business. Through these advertisements the companies attract buyers.

s S|

straH S P e v |

Source: Field Survey, 2006

Figure 3.5: Some colorful adveriisements of difTerent projects

37



3) Plot selling

The developers develop 2 pan of the project area and slaried selling of the plots
then the rest of the area develops with the money of the seliing plots. Most of the
cases afler the development of the 0-20% of the tolal project area they go for selling
plots. The land developers sell the plot in accordance of the location and size form the
Jayout of (he area. The plot is according to the Katha ( 1 Katha = 66.9 metres) basis,
but the prices of the plot vary according to the location and size of the plot. They
offer number of ways in which the plot buyer can pay the money of the plot, such as
at a time paying (takes less cost per kathad, installment payment of different time
period (lakes more cost than the cost of at a 1ime), and loan on cerlain condition. All
the privale developers start selling the plots before the land devclopment even before
getting permission from the authority. Tt is Jound that most of the companies de not

have permission even do not have registrution number to enter in the land market.

Figure 3.6: Heady plot for sake

4% Plot registration

Afler the payment of the wtal cost of the plot, the plet owner goes for the registration.
The plot owner has 1o pay cerain laxes and fees to the povemment for the
transformation of the plot from the developer. The fee for the plows wilhin the project
area varies with iocation and fixed by the developer by negotialion with govt.

5} Piot hand over to the owner

Developer lixes a term or period of time 10 handover of the plot 1o the plot owner,
such as afler payment of the 75% of the total cost of the plot or after three or four
vears laler. Actually at lirst the PRLDCs sell to the buyer's paper ploi, 50 Lo 3ay
printed on maps of proposed projecis, long before the lands have been acquired and
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developed. The buyers will physically get defivery of the plots only when (he plots
are ready and afler full payments of the price are made after booking of the plot. But
they oflen fail to implement their commutment. In some Cases they put up sold plots
without any development of the plot,
However increasing number of such companies seems to have become interested 1n
actual housing activities in ihc recent years. [t has been alleged that commercial housing
companies are motivaled primarily in making profit and are oceasionally mvolve mn

frauding through land transaction.

3.5.23) Present activities of private residential land development companies

The PRLDCs to implement housing projects in low lying areas as well as agriculural
land, with their own stvle ignoring the existing laws, resirictions, and even they are not
sincere and co-operalive with sovernment agencies. They are always looking for
loopholes and defaults of laws / acts as well as the weakness of authorities. t is
apprehended that such development in the long rum is not only contradictory to the
recommendations made in the DMDP, the massive land is gomng to ageravale flood
situation of the city One of the main causes of fioods of 1987, 1988, 1998, 2004 was
unplanned land conversion. The regularity bodies in this context are not always eager to
enforce law effectively. The PRLDCs have filled up heclares of low lying land,
apricultural land, nver, lakes and canal around the city flouling government directives
and laws. For example, several hundred hectates of land have been filled up for housing
ptoject such as Basundhara of East west Property Limited, Modhumati Model Town of
Modhumati Limited, Badda Maodel Town of Darul Islam Development company etc.

The present trends of tesidential land development around the city bave posed
environmenltal threat to the areas The areas have been considered as reservoir for a long
time where storm water of the city run off through intermnal Kkals The development
activities damage natral landscaping and changing the chamacter of the areas. At the
same time, loss of agricultural lands and reducing productivity are ocourring The urban

upstream cannot discharge storm water adeguately in the natural reservoir
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However, such land development is mainly occurning on the following areas-
1) Agriculural land
Approximately one fifth of land within the DMDP Structure Plan area has been
evaluated as good to very good agncultural land. According to DMDP agniculture
includes “herticuiture, farming, growing of crops, fruits, vegelables, flowers, grass
fodder, and trees or any kind of cultivation of soil, breeding, and keeping of live stock
including cattle horses and poultry and the use of land which s ancillary to the
farming of land or any other agricultural purposes™ Depending on the definition
DMDP identifies (hree areas of high quality agricultural land within the catchments
area of Dhaka, will be conserved and promoted zs areas of high intensity food
production. Those areas are —Savar, Gazipur and Rupgoni. Other (han these three
aress, there are vast single cropping low lying areas around the city are used for
cultivation during the dry season, From the field survey it 1s found that most of
projects are located in the single cropping agriculturel land 1t is found that built up
area has mereased from one ~fifth in 1990 o about one third in 2000 {(approximately}
while agricultural lands and water bodses decreased from four- fifths w nearly half -
only in the eastern pan of Dhaka.{Hauqge, 2004).
2) Wet land
Wet land include open Khals, natural water bodies, ponds, depressed land where
waler is stagnant through out the vear or any particular of time Wetland area is
charactenized by sluggish or standing water that can ¢reate an open water habitat for
“wildhfe. The Ramsar Convention{1%71) has defined wetlands as - "areas of marsh,
fen, peat fand, or waier, whether natural or artificial, permanent or lemporary, with
water that is static or flowing, fresh, brackish or salt, including areas of marine water
the depth of which at low tide does not exceed six meters.
%o from the above definitions the following the things are clear about wel Jand —
+ Wet land can be manmade or naral,
= 1t may be permanent or temporary.
» Thc water of wetland may be sweet or salty and it may be static or floatmg.
Considermng e above cntera, the low lying areas around (he city can be defined as wet

lands (hat are very much impertant for conserving the environment The whole fnnpe
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area of Dhaka city tums into a vast water body in the rainy season and most of the lands
arc cultivated during the dry season, ponds and ditches are common features within the
areas. The private land developing companies and individual land owners are active to [fill
those areas in a continuous process resulting the detenoration of wedland features, canals
and adjacent lands. In such situation, the private developers take some opportunity to Al
up the wet lands-

» Most of the wet lands are m or adjacent 1o the city, People like to develop new
habstation and infrastructure adjacent to the existing and one due to the
availability of utility and communication fcility. Thus the low lying arcas in and
around the Dhaka city continuously filled up and threatened by vanous
unplanned and illegal activities of private and public bodies.

* The selling price of wetlands is comparatively less than flat and filled up land. So
people want to buy these lands in low price to make filled up.

¢ The low lying wetlands have casy avauability. As a large amount of land 15 found
at a time in the form of wetland, different companies buy those m© develop as
housing arca,

3) Government owned (Khas) land

The natura! nvers, canats, channels and ponds are shown on the Cadastral Survey map,
These are pgovernment—owned lands. Furthermore, govemment mostly owned a large
quantum of lands within deep low-lying areas, agricultural land, plain land and forest
which are not properly looked afier by the authorities concerned. Tr: case of K#as land the
proper records are not properly maintzined in the DC offices, and in Fact there are no
physical demarcations, This weakness makes the opportunity for unscrupulous
PRLDHCs to encroach such land without jease agreement. Some comparies make
agreement with the MoL or Depury Commissioner to exchange their land with
government Kkas land. Tt 15 alleged that some active canals are being government Khas

fand and some are filled up or encroached bj.slthe PRLDCs,
4} High land

Geographically Savar and some porion of Gazipur are situated in the lower par of
Madhupur ract. Tectonically this land is uplified than other pait of the Dhaka
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metropolilan area. This high land is used for cultivathon { Savar and Gazipur both the
areas are 1dentified as the high value agticulurzl land by DMDP) and Jackfruit garden
These high lands are also used for cultivation of many kinds of seasonal vegetables. But
in recent year the areas are changing it characteristics by cutting down those land. The
PRLDCs are developing land by cutting down the area { such as Ashulia garden city ) as
well as the cultivable land and garden ( such as Chaya Kunja -1,2,3 of M.A Ohab and
Sons Ltd.)

However, presently a good number of residential land developmient projects in different
sizes are been developing in Dhaka. The activities of these projects are summanzed

below:

I Incremenial land acitnities, reduction of wetlands, ponds and canals;
[I Rapid changes in the original land use character
Ui Squeezing permanent and seasonal agricultural lands and reduce productivity,
IV. Demarked Khaly {canals) are being gradually squeezed up by illegal occupantion,
3.5.3) Process of Planning Permission of the Development of Residential Housing

Propects according to DMDT

The planning permissien is given under the Amcle & of the Urban Area Plan
(DMDP). According to the anicle “the requirements for obtaining planning and buildug
permission is applicable to all persons seeking permission to camy out development
activities within the area under (he Junsdiction of RAJUK for the purpose of
development and construction and as defined by the Dhaka Structure Plan™ So this
permission 1s mandatory for both individual owner and for housing eslates. Following
aspecis are considered during the permission process

s Proposed land usc must be in conformmty with Structure Plan and Urban area plan

{DMDP 1995-2015) -
+ Rewview and site inspection are mandatory.

+ Cleamance from other apencies Such as Dok, DWASA, BIWTA | DoL elc.
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Types of Permission:

According to DMDP the permission ate grven 1n the following ways.

a) Full planning permission

b} Conditional permission

" ) Permission afler plan and site mspection

The Chairman, RAJUK can give construction permission exercising Lhe power under sub-
section of 75(1} of the Town Improvement Act.|933 {amended 1987) where desired land
use 18 indicated in DMDT The provision of 75(1) is quoted below.

“If any person desites to usc land other than the use that slated in DMDP, he may apply

in writing to the Chairman for permission so to do. -

1) If the Charrman refuses permission to any person, such a person may,
within sixty days of the Chawman‘s refusal, appeai to the authority
against such refusal,

L} the decision 1f the aulhotity on any appeal under sub-section (2) shall be
final”

In this process a targe number of planning permissions are given based on site mspection
by the planmmg team. Although this is an interim arangement as the DAPs (Detailed

Area Plans) of the private areas are not yet prepared.

3.5.4) Legal Basis for Land Development in Dhaka City
Without any legal basis, enforcement of planning activines is not possible. There are a
number of urban planning rclated legisiations 1 Bangladesh which help to regulate and

contro! urban development.

3.5.4.1) The Private Residential Land Development Rules (PRLDR}, 2004

To guide the land development activities m Dhaka Private Residental Land Development
Rules (PRLDR), 2004 is framed with guidehnes and instrucons of povate housmg
project. The implementing agency of this rule 1s RAJUK. This rule clearly states that how
the projects will prepare, and how the praject will get approval and how the projecis wall

be momtored. However, the salient features of PRLDR, 2004 are summanzed belgw-
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1}

2}

3)

4)

3)

Registration: The interested compantes may register with the RAJUK and oblain a
registration number for doing real estate business in Dhaka Mciropolitn areas,
The basic requirements tor regisiration are: trade license, VAT cerdﬁgatc, TN
No. and memorandum of understanding snd articles of association and
performance of the company etc. But every body should aware of that getting
registration no 1s not similar as getiing approval siatus. But in practice afler
petling the registmtion no. from RAJUK, the companies start to give
advertisement on different media and sell their plots But this practice 1s totally
prohibited according m the rules.

Advice: Afier getting registration no, companies may apply for taking advise from
the RAJUK for their land development project to get approval and lay out plan.
RAJUK personnel will grve advice to the compames for the applied projest about
DMDP. government policies and programs, cxecutive order from the govemment,
and provide guidelines from the PRLDR, 2004 But in practice no compaties take
advice from the RAJUK. Thev start their business without any consultation or
laktng any advice from RAJUK

Application: The companies will submit a duly filled-up prescribed application
form to the RAJUK along with land ownership document, clcarances from 9
concemed agencies and DoE for specific preject for approval If the project
implementation is hampered for tand procurement, the govemnment will acquire
only 15% land for the interest of Lthe project

Lay-out plan: Lay out plan should be submitted with the prescribed application
form The plan should be done on the mowza Map. The Lay out plan should be
prepared by RAJUK registered urban planner/ engineet/ Architect. Along wilh ihe
lay out plan the company will submit the description of existing land use which
will be prepared by using GPS based survey and the location of the natural
environment should be demarcated The plan must show the road, infrastructure
and service network. In the layout plan, more than 30 percent land should be
reserved for schools, colleges, playground, open space, lakes and other services.
Land use provision: The project land must be in conformity with the DMDP land

use provision. The Natural water bodies, flood flow zone and sub flood flow zone
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6}

7)

8}

%}

can not be converted for housing projecis. The govemment will identify such area
and notify those 1n the government gazelle.

Checking and verification. The project documents shall be checked by the
authority and make the report on field verification.

Approval procedures: The RAJUK authority wali endorse it and forward te the
Approval Commitiee (Appendix-1} constructed as per rule 18 The commitee
cownprises of 13 members headed by the Ministry of Housing and Public Weorks.
Implementation: Afler getling approval from the commitiee the company then go
for project implementation through adverlisement, plot development, plot sale.
During the implementation stage, the authority will supervise and moniior the
project according to the terms and condilion of approval. Simullancously, the
company will mform to the authority concemed tme to ume and obtain
completion certificate within the stipulated petiod.

Compilenon of preject: The land developer company will have to compleie the
project within 10 vears. After completion of the project the company will subrmt
Repori on project completion, as- built development plan, cost benefit analysis

final environmental assessment and will get project completion cenificate,
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Figure 3.7: Approval process of residential land development project according to PRLDR. 2004
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3.5.4.2) The Natural Water Body, Play ground, Open space Conservation Act, 2044
The most important legislation for conservation of wet land 15 “Water Body Conservation
Act, 2000”. According to this act -----

e The dentified river, khals, bill, lake_ natural water body, flood flow zone and sub-
flood flow zones, Jow-lying areas in the master plan must be protected.

e TFor conservation of ail playgrounds, open spaces, parks and natural reservorr,
change of the nature of any land is prohubited in all the municipalities mcluding
the mumcipalities in the capital, divisional towns and disinet town.

+ These areas must be published by gazeite notification

This land mark legal tool can protect environmentally sensitive areas of Dhaka but its
implication become difficult because the water bodies, the low-Tying and retention areg,

khals within the DMDP area are not demarked on the monza map.

35.5) Legal Status of the Private Residenfial Land Development Companies
according v RAJUK

Tt was great task to prepare a primary list before going to field survey of Private
Residential land development prmjects (PRLDC). To find out the legal smtus of those
projects, the RATUK approval list is discussed. Considenng the PRLDHPR, 2004 the
listed land development projects are divided into two categories based on legal status-
3.5.5.1) Approved residential land development project

As RAJUK is the key orcanization to permit land development activities i the DMDP
arca; the organization has a list of approved projects {Appendix 11). RATUK approved
only 36 projects up to 1998 Afier 1998 to 2006 RAJUK did not give permission to
develop land for residential projects.

3,5.5.2) Ilegal residential land development project

1) Registered residential land development cownpames

Accordmg to PLDHFR, 2004 every housing company must get registered o RATUK for
the land development project. RAJUK has a list {Appendix 11} of those compantes are
registered 1o slan private residential housing project according to the FRLDHR, 2004,
But it should keep in mind that the projecis are not approved just have pErmission to sart
land development business. Following the steps discussed earlier n this chapler, the
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compamics will get approval slatus and then they can start advertisement on different
media and go for selling plot.

2} Projects without any legal slatus’

There are huge numbers of private residential land development projects without having
any legal status. Neither they are approved nor did they apply for registration. They are
smrting their business without any concern of RAJUK. To identify the illegal projects
within the DMDP area who are working without any legal aspect is prepared {Appendix
11) on the basis of the primary hst of housing projects and RAJUK approval list. Recently
RATUK has filed cases against the developers of all these projects (RAJUK 1dentified),
accusmg them of violatng the wetland protection act 2000, private housing land
development rules 2004, town improvement act 1953 and Dhaka metropolitan
development plan 1996-2015.

Table 3.6: List of housing companies RAJUK [iled case against land development
O paAnes

Name of the | Name of the company | GD no and thana Date of the
project GD
Green  Model | Amin Mohammad | No 34, Demra 20-3-2006
town Lands
Ashulia Mode! | Amun MMohammad | No 320, Savar 14-9-2006
Town Lands
Jamuna Model | Tamuna Builders Lid. Khilkhet police 16-8- 2005
Town
Uttaran Project | Mission Energy and | GD (No779), Turag police 22-6-2006
Properties Lid
Tamanna River | Baitul Aman | A GD (No 897) Shah Al | -
view Pmject of | Bahumukh: Samity | Police Station
Lid
Basumati Hirajhee!  Properties | GD  (No  143/06) with | 3-7-2006
oroject of Ltd Development Badda police

Source: RATUK office record, 2006

48



Chapter Four:

Locotion ond Growth Pattern of Private Residential

Lond Development Activities



4.1) Introduction

Te study the compatibility of private residential land development activites with the
DMDP stated policies, it is neccesary to wentify the exact location of the Private
Residential Land Development Projects (PRLDP) within the DMDF boundary. By
\dentification of the PRLUDPs on the policy maps of DMDP, it 1s possible to draw a clear
pieuture about the land development practices n the DMDP area. Querlying the
identified point of PRLDPs on differrent pohicy maps of DMDP, locational aspecls of
housing projects are discussed. It is found that land development projects are capturmg
agricultural land, rivers, wet land etc. 1gnonny the environmentzl and planomg

CONSSqUances.

4.2) Location of the PRLDPs within DMDP Area
4.2.1) Location and ldentilication of PRLDPs within DMDP Area

On the basis of the prepared pnmary list of PRLDPs {appendix II) & field survey was
done to identify the location of projects. To ideniify the exact locabion of the PRLDPs a
GPS point based survey is done. Before going to field it was 2 great task to prepare 2 Hst
of housing projects The “Daily Ittefaq” dated from 1995-2003, is extensively reviewed
collect the information about PRLDPs. ‘REHBAB Fair 2006° was also a unique source o
collect information §n the field survey some of the listed projects could not be identified,
because no signboard or site office was found 1n the field Other than this, some projects

were added to the hist as those are found in the field survey,

Among the listed project, 143 projecis are idenlified duning the field survey are shown as
a point on the map because it was not possible to mark the whole area of mdividual
project To show the area on the map, it needs extensive held survey, enough man powet
and sufficient funding Mareover the project area of the PRLDPs are changing regularly

because Lhe developing companies buy new land frequently for ils extension.

The total area of the PRLDPs are shown in a mbular form Among 143 PRLDPs Lhe

approximate arca of 96 PRLDPs are collected from different sources { developing
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companies, local people). It 15 found that approximately 10252 hectares of land 1s being

converted into the residential use.

The lecation of the PRLDPs within the DMDP area are shown in the Figure 4.1, On the
map PRLDPs are identified with their ID no, shown n the table 4.1, From the figure 1t 1s
evident (hat PRLDPSs are acting 1t all direction of Dhaks Metropolitan Area. Eastern
part is the most anractive zone for land development, DND manple and Savar are alse

developning
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Source; Field survey, 2006 and DMDP structure plan

Figure 4.1: Location of private residential land development project within the
DMDP boundary
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4.2.2) Location of Residentiul Land Development Projects in Spatial Planning Zone

DMDP divided strategically the whole Dhaka metropelitan areas mto several zones for
planning purpese.The strategic planning zones are to conform with ward, mouza and
pourasava boundanes. While there are 19 zones, some of thses have been Rirther
subdivided into subzones so that the actual toml becomes 26. Figure 4.2 shows the
locetion of PRLDPs m the 26 SPZs of DMDP 1t is clearly evident from the picture that
and from the table that the most concentration of the PRLDPs are in the western suburbs,
flood zone west, Dhaleshwari flood zone and the eastern fringe areas. Ameng the areas
flood zone west, Dhaleshwan food zone and eastern fringe areas are most vulnarable for
the environmental and planning consequences, The land development activilies in those
areas are most contradictory to the structure plan pelicieies, Urban area policy clearly

suggested the possiblc development option of these areas,

Eastern Fringe: The area 1s low lying and the par of the flood plain of Balu river is the
spawing ground of various species of fishes The area is alse under the project of FAP-
3A. But the areas east to Pragati Sarani is expencncing very rapid development by the
land developers and several developers are implementing large scale land development
projects ( East-West Property Lid, Shawdesh Propry and Development Lid., Hirajheel
Property Development , Eastem Housing Liwd. etc) wnoring the FAP 8A projecis
requitements. FAP-8A estimated to reduce flooding intensity and water logging 12%
(19536 hectares) areas should be rcserved as retention pond. Presently 21 land
development companes are very much active with their land filling activities. If present

land filling continues, no land will remain for retention pond.

Dhaleshwari flood zone: This area is low lying area under Keranigonj thana and makes
up the south-western boundary of the RAJUK area The arca is subject to annual flooding
by Dhaleshwari River and has been designed as Flood Zone South, DMDP 1dentifies the
area is a rﬁajnr flood zone, as such to avoid negetive effects (discussed 1n chapter five),
flood water flow should not be disturbed, Even it is suggested to relocate the Container

port in the DND triangle on the opposite side bank or Burriganga river. But 1gnenng



every effort land filling is going on by the © land development companics. In this process

Dhaka-Mawa mad i3 playing a vilal role.

Tahle 4.1:  Numbers of housing projects in different SPZs

SL.No | Name of SPZ Number of PRHPs
of

SPZs

1 CBD Scuth -
2 CBD North 1
3 Old City -
4 Western Suburbs 23
3 Mirpur 8
& Gukshan, Banani, Badda, Baridhara 2
7 Eatern Suburbs 2
8 Tinjira/ Keranigony 3
a1 Namrayangon] Fringe west -
92 Narrayangon; Fringe East 4
9.3 Kadam Rusul Pourasava -
10 Narravangon) -
11.1 DND Trnangle South 5
112 | DND Triangle north 3
12 Eastern Fringe 21
13.1 Cantonmnet 2
13.2, | Uttara 5
141 | Tongl 3
142 | Tongy Gazipur fnnge 2
15 Gazipur 5
16 Worthem Fringe o
271 Savar 3
17.2 Dhansona 7
173 Flood Zone West 23
18 Dhaleaswari Flood Zone South 9
19 RAJUE, Last 4
Total 143

Source , Field Survey, 2006

Flood zone west The zone covers the areas between the Savar and Dhamsona i the
west and the present Dhaka established in the east. The zone is low lymg cut across by

Turag and its Khals and is designated by the structure plan. This 15 a flood plain and ali

33



Souree ;Field survey , 2006 and DMDP Structure Plan

‘igure 4.2: Locntion of private residentinl land development project m

diferent Spatinl Planning Zonea



developement should be discouraged 1o enable fiee of flood waler. There will be
considerable niegative effect on surrounding areas if natural flow of water is prevented,
Bemng a lowlving area, it has an opportunity for development of agriculture and
phvsiculture end also can be used as open space to make life easy and comfortable. But
there are 23 housing schemes by prvate seclor, especially in the Amin Bazar area on the
south of Dhaka —Ancha road and Ashulia. Some of thses have received development
permit from RAJUK. Moreover DMDP supgests all the development permits 1ssued for
the development of housing should he withdrawn and no new one is needed to maintam
the nature of zone. But reality is thal this suggestion 15 mare a written document, 1t has

not come into enforcement, This area now tums into an attractive zone for development.

4.2.3) Topography of Private Residential Land Development Projects

Land elevalion of PRI.DPs are analvzed by overlapping the location on Lhe Digilal
Elevation Model (DEM) of DMDP area in the year of 2004, The Figure 4.3 shows the
Jand elevation of the housing projects, and the able interpres the elevation of the
PRLDPs. 1t is found that 56 numbers of PRLDPS, among 143 Housing projects, are
located in the low lying areas which are below 6 meters and need massive land
filling. Total 7371 hectares of land is acquired by land developers for residential use.
Flevation of 46 housing projects ranges from 1-3 meters above sea level and 10 projects
are Iving in the range of 3-6 meters. It is seen from the follwing lable that 2890 hectares

of low lying land have been uplified above the sez level,

Tabile 4.2: Land elevation of private residential land development projects
Land elevation of housing MNumber of project Area of the project
projects {in hectare)
1-3meters 46 3920
3-Ometers 10 555
G-2meters - -
8-11 meters 12 2890
Total a8 7371

Source: Field suney, 2006
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4.3) Trend of Private Residential Land Development Activities

To study the rend {Figure 4.5, 4.6, 4.7 and 4.8) of housing development in the DMDP
area, Lhe identitied PRLDPs are divided into three camegories based on the starting year of
the housing projects. Tablc 4.4 shows Lhe percentage of land development projecis which

are established over the years.

It is revealed that 2081 1o 2006 is the year of intmduction of majer land development
projects. 49 % of housing projects were introduced in that period and 27% projects came
inlo land market rom 1993 o 2000. Most significantly, the projects, introduced from the
year of 2001, are unapproved/ unauthorized becanse alter 1998 RAJUK did not give any

permission for jand develepment.

Table 43: Trend of private residential land development acfivities

" Year Number of | % of total projects
projects
Before 1995 14 10
1994-2000 39 27
2001~ Jung 2006 70 49
Unkiowa 20 14
Total 143 100 %

Source; Field survey, 2006

% of Privaie Reskiential Land Development
Propect Batad on Staming Year

Source: Field survey, 2006
Figure 4.4: Growth pattern of private resideatial land development projecis
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Figure 4.6: Location of private revidential lband development activitics from 1996 2000
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Figure 4.7: Location of private residential land development aclivities from 2001 -2006
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4.4) Legal Status of Private Residentinl Land Development Projects

It 15 discussed earlier {chapter three) the permission process of land development i the
DMDP area, RAJUK is the main authority to give permission for such activities. It is
found in 2 close scrutiny that maximum (61%) housing companies are engaged in land
development without any concern of RAJUK. Only 7% of surveyed land development
projects have approval status for Jand devclopment. 26% housing companies registered
for private residential land development projects but do not have approval status. To

examine the legal sBtus of the PRLDPs, the list of housing project providing by RAJUK

15 consulted.
Table 4.4: Legal status of private residential housing companies

Legal status No of % of the
projects projects

Appraved 10 7%

[Hegal Remstered to RAJUK 37 26%

Regrstralion under 9 6%

process

Without any measuie B7 61%

Total 143 i 100%

Source: Field survey, 2006 and RAJUK office record, 2006
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Chapter Five:

Evoluation of Private Residential Land
Development Activities with the DMDP Policies



Ny g

5.1) latroduction

The PRLDPs, 1n the name of housing provision and project extension they are destroying
low-lving areas, wet lands, flood flow zones, agricultural land, forest etc, by theur
whimsical activities. Some of them do net bother about planning provision of the
prevailing Dhaka Metropolitan Development Plan and other rules and regulations This
chapter intends (o evaluate the activines of the PRLDPs with the reference of DMDP
Structure Plan in some pownt of view. The evaluation 1s being done with overlapping the

pownt of PRLDPs on the different policy maps.

5.2) Evaluation of Land Development Activities according to DMDP
Policies

DMDP suggested some pelicies for designated sub-areas. For this study the rurel and
special area policies and urban area policies are Laken into account to observe whether
residential land development activities are done in a proper way or not. By overlying the

location PRLDPs on the different policy maps, the evaluation is being done.
5.2.1) Urban Area Policies for Future Expansion

The area designated as urban in the DMDP Structure Plan is, for stralegic Planning

purposes, subdivided inlo four broad categones. The urbar sub areas so defined are.

o established pre-1983 wrban area {areas of consolidation)
» recenily { post -1983) urbanizing fnnge { areas of acccleration)
» proposed fleod protected development areas (promotion )

» dispersed flood free location (enabied)

The established pre-1983 urban area (areas of consolidation): The DMDP Structure
Plan acknowledge the continnous densification throughout the whole planned perod in
the older eslablished area and in those areas established in1983. To mitigate the impact of
the densification, optimization of land resources within the defined urban areas might be
encouraged by the infilling of vacant land, allowing vertical develepment up four (o six

fleors and by redevelopment or re-subdivision of land within fower density commurities
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The optimization needs to be supported with a strong effort to rehabilitate and upgrade
the mfrastructure facilites and services. Infrasirucrure consolidation, community based
development initiatives, utban neighborhood action progmmmes, will be the effective

measure of proper utihzation of the area.

Recently (post -1983) urbanizing fringe (areas of acceleration): This is the area of
land which was converted to urban use in the 1980’s, Tt is widely scattered around most
of Dhaka's established urban area wath 15 3000 areas. The municipal authority wail
initiate and coorlinate a range of measure aimed at stimulating re-organization and re-

subdivision of the urban the urban fnnge area.

Proposed fiood protected development arcas (areas of promotion): To optimuize the
utilization of land converted to urban use in the 198Js to early 1990s and fo premote

planned development both the public and private sector will work together.

Peripherai urban land development areas (enabled): According to DMDP Tongi /
Gazipur and Savar /Dhamsona in the north and north —west of the DMDP pian area are
the first priority Jocations for dispersed town development, but only in the latter half of
the plan period, net before 2010. Enabling development in the area in the Short and
Medwm term, to only which is supportive to the DMDP structure Plan and the DMDP
Urban Area plan.

Periphera! areas (Discouraged): These are the locations where urban development
should be discouraged. These localions are Fast Narayangonj, Jinjira and Amin Bazar as
well as the flood zones and tolelly rural areas which should not be developed. While
improved services to benelit the exilng population are permissible, forther provisien
which would foster higher growth should be discouraged. Major developers should not be

permited 1o supply or centnbule towards off-sile service provisien 1n these areas.
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52.2) Private Residential Land Development Housing Froject in Dilferent

Fxpansion Areas

DMDP in its urban area policies shows the dircction of future growth dividing Lhe arca
into four priority areas. [t is found from the table 5.1 among 143 projects 57 projects are
focated in the discouraged zone for future expansion and the percentage bearing 41%., Tt
{s assumed that this type of expansion in the discouraged zone will cause unplanned
growlh and hamper proper expansion of Dhaka city. The ligure 5.2 shows the dislribution

of the housing projects in the priority areas.

Table 5.1; Number of housing projects in the urban expansion area

Location Strategic No of % of sharc
intervention project
In the established pre 83 Consolidate 15 10%
In the Newly urbanizing fringe (post 83} | Acceierate 33 23%
New arca development post 1990 Promotion 23 [6%
Peripheral Arca FEnabled 15 I0%
Penipheral Area Discouraged 57 4§ %
Total 143 10%

Source: Field Survey 2006 and DMDP structure Plan

Peroeniags of hoasing projects In Jiflerent expnlan aeas

Source: Field Survey 2{00 and DMDP struciure plan

Figure 5.1: Percentage of private residential land development housing

projects in different expansion areas for orban development
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5.2.3) Policies Regarding Flood Flow Zone and Water Retention Pond

The rivers and flood plains within the DMDP area play an unpertant mle 1t both the
ecology and the economy of the capital region. As well as being the source of Aoed risk
to urban development, they are the provider of waler both for agncuitural imigation and
for urban uses. As such, the flood plains and the nvers they cenlam require policies
which will both Iimit the damage inherent in uncontrolled flooding and manage and
conserve the nch resources which they bring to the areas rura) and urban economics a
hke.

Policy

Land development, within the designated fload plam areas of the DMDP Structure Plan
will be controfled in order o avoid obstructions 1o flood flow, which miight otherwise
resulf in adverse hydranfic effects such as, for example, the rise of flood water levels and

changes in flow direction.

Policy reparding water retention pond

Flood retention ponds are a key and critically imporant component of the FAP 8A and
FAP 8B flood control scheme, The flood retention pond is designed to reduce the
intensity of lecal flooding wathin the protected areas and also reduce pumping
requiremenis at times of maximum sudace run-clf On the policy map the ident:fied areas
for retention ponds are indicative. But it 13 supgested that 12 percent land should be

reserved for retention pond,
Policy

Controlied will he maintained over the areas designated in the DMDP Strucrure Plan for
fload retenrion ponds m order to enswre thar they remain capable of fulfilling their
primary function of wearer storage at fimes of flooding

DMDP structure plan proposed some development restrictions to prolect the food flow

zanes and water retention pond. Proposed controls are as follows:




Table 52: Permimed uses and restrictions of MNood Now zone and water retention

pond
Flood flow Permitted uses [ Restriction
Zone
Main flood « Agricultural L and development for residential
flow Zone e« Drvgeason recreabon commercial and mdusirial
factlitics development through land flling 15
« bemy terminal strictly prohibited
» Excavation of mineral
deposits
Sub —Flood Development compatible with the | Development will be permitted on
flow zone rural nature of these mainly rice condition that the
LTOWINE areas
-Structures are built on silt, or on land
ratsed above design lood water level
-Alignment of structures and raised
land to be designed so as not to disturh
flood flow.
Flood s  Apnculture No Jand filltng and permanent

redention pond

= Fish cultvation
=  recreation

structure will be permitted within the
designaled area, if already exist, those
will be discontued and the owners
cempensated by the govermnment

Source; DMDP structure plan, 1995-2006

5.2.4) Locarnon of Private Residential Land Development Projects on Flood Flow

Zone and Water Retention Pond

It is acknowledged that the DMDP can effectively regulate unplanned urbanization. This

plan talks about keeping the eight flood flow zones undisturbed. Unfortunarely this is not

happening. Tt 1s 1dentified from the field survey that all the flood flow zones are bemng

filled up by unscrupulous developers (figure 5.3), but RAJUK has miserably failed to

prevent these activities. Their filling up activities has no approva!l from RAJUK. Such

hilling up of the flood flow zones are essentially chanpging the nature, chamacter and utihity

of the natural water body and at the same time is deiag gross vielation of DMDP plan

and aiso the wet land protection act, 2000. The 2000 act simctly prohsbited activities that

68




would change the naure of water bodies including food-flow zones without prior
approval from government. The violation of the Act 2000 is punishable with
imprisonment of 5 years and fne up to laka 50 thousand. kn defiance of all their logal
requirement 39 housing projects {(Appendix -1} are proposed to develop on the Nood
flow zones aver an area of 1488 heclares that government failed o prevent effeclively.

Table 53: Coaversion of flood flow zone through private residential land

development aclivities

Nuomber of residential langd Area
Flood Zone development projecis {hectare)
Balu Flood Zone i 89
Turag Flood Zone 2 433
Burriganga-Dhaleswri
Flood Zone 31 666
Total 39 1488

Source: Field survey, 2006

Mumbwmr of private Reskentlad Land Davslopment
Projpchy on Food Fiow Tome

B Balu Rocd Zom

B Turag Aood Fore

£} Burigange- Chaleaw i
Food Zone

Source: Field survey, 2006

Figure 53: Distribution of private land development projects on different flood fow

Zones
Similarly sub-llood Now zome s under threar of PRLDPa & is found thal 11 PRLDPs are

acting thore with the area of 2253 heclares. The Acod fow zones are melated to drain out
the waler from the area during the reiny season. But by the development of PRIL.DPs in
the [lood zone, drainape network is gradualiy reduced, which creates water logeing. The
same siluation has been expedenced in the wesem par of Dhaka and DND protected
areas where waler logemng is a critical issuc now. Not only in ithe wesicm and DND area,
recenl experiences have showed that heavy showers submerged most of the city and

became waletlogped due 1o inadequate drainage facilities.
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Fiood Retention Pond

DMDP strongly prohibited not to £l the land or develop eny permanent structure in the
retention areas, though these areas vet to demark and still remains indicative. But the
figure 5.3 shows that land filling is occurring in and around the designated areas without
maintining the policy. 1t is assumed (hat 1f such development is not stopped, within a
few years there will remain no open land for makmg flood relention pond.

5.2.5) Policy Regarding High Yalue Agricultural Areas

Approximately one fifth of land within the DMDP Structure Plan area has been
evaluated as pood te very good agrcultural land. This land 15 predommantly associated
with well-drained upland and is therefore largely confined to the northem half of the
DMDP Structure Plan area. Large expanses of theses top quabty agneuitural lands have
already been lost due to urbanization But this high value agnicultural land should be kept
free from any kind of permanent development. DMDP dentifies three areas of high
quality agricultural land within Lhe catchments area of Dhaka These areas are —Savar,
Narsingdi and Rupgan) and sheuld be restricted for development to ensure a base for
urban food supplies n close proximity to the city and to improve levels within the
agncuitural sector of the metropelitan area’s economy.

Policy

Three areas of hich qualin agricultural land within the caichmenis area of Dhaka will be

conserved and promoted as areas of kigh iriensity food praduction.

5.2.6) Location of Residential Land Development Projects in the High Yalue
Agricobtural Area

Figurs 5.5 shows that “high value agncubiural lands’ are being converled o the residential
use In the policy these areas are restricted 1o develop because of cropping intensity. The
agricultural zone at ‘Savar’ is losing its charactenstics in 2 tremendous rate 135 projecis
are located in that restrictcd area converling 503 hectares of land. On the other hand
Narsingd: and Rupganj areas are still free from residential land development activitics,
but mn the field cbservation survey it 15 found that in these areas commercial and

mdustnial actvities are growing in an Increasing rate
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Table 54: Number of private residential land development project in the high

value agricultural areas

Agricultural Location Number of Project Areal(bhectare) l
Savar 13 503

Gazipur - -

Rupgonm - -

Total 15 03

Source’ Field survey, 2006

5.3) Distribution of Private Residential Land Development Projects in
DifTerent Restricted Areas

Discussion from the above mentioned tables and figures in this chapler prove that the
housing projects are engaged in developing huge amount of land in the name of housing
provision without considerng any rules and regulation, making Dhaka te grow i1 an
unplanned way. Frem the table 5.3 it is revealed that the stated housing projects are
convering approximately 10252 hectares of land including high value agricultural area,
flood Aow zone, proposed retention areas which are highly restricted to develop
according 10 DMDP policy. It is very sigmificant that 19% of tomal converting area lies in
the main flood flow zone

Table 5.5: Amount of land conversion in the different designated areas

Designaied area Argal heetare) | % of share .
High value agricultural land 503 5%
Flood flow zone 1488 15%
Sub floed flow zone 2253 22%
Other 6008 58%
Total 10252 100%

Source: Field survey, 2006
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Figure 5.6: Percentage of land development activities within the restricted areas

5.4) Possible Environmental Impact of Private Residential Land

Development Activity

It is evident from the prior analysis of the activities of PRLDPs with special relercnce to
DMDP policies. the land development activities undertaken by the PRIL.DPs in the
DMDP area is a deviation from stated objective and norms of urban planning and urban
developmenl These activilies are reducing high value agricullurel land, flood flow zone,
sub-flood flow zone which arc predominantly nsed as agricultural lapd and causing

adverse impacl on environment. The environmental impacts are identified as follows-

5.4.1) Losa of Agricolioral Land

It is found from the survey that high value agriculiural lands ai *Savar’ as well as other
agricultural lands are being converled into residential use. The peripheral areas of Dhaka
city turns inlo a vast walerbed and become wet lands during monsoon period. In the dry

season, these lands arc used for cultivation. Increasing mte of land development is

reducing the intensity of agricullural production. As a resull people will face shonage of

food. More over the labour force engaged in the agricullure wili be unemployed and that
will cause the extra pressure on the ¢ity centre. An agricultural study on Jirebo, located in
Savar high valve agricultural area, is found that in 2005, 30.40% of totai area is under
agricizitural use hut in 1995 it was 71.92% (Lslam, 2006).
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Figure 5.7: Convervion of agricultural land due to land development project

%£A4.2) Loss of Wet Land

The flood Row zones and retention pond areas are found m the form of low lying ereas
and wrl lands. The wet [and and the bow lying aneas are converied as scasonal wet land
during the miny season and act ay natural reservoir of water. But the wel lands are being
filled up to meet the exocssive demand of land, Thus the envirenment of Dhaka city is
being continuowsly endangered and threatened by vartous unplanned end illegal retivities
of private and public bodies without comsidering and respecing the minimum
environmental standards. This extinction of wetlands are not onty creating localized MNood
in the area but also nggravated the yearly flood of the inner part of the city. However, the
existing canalks and weilands should be kept free from all sort of development work
otherwise internal Mooding within the protected areas will be obvious.

Figure 5.8: Loss of wet Innd due to land development.
It is evident from an analysis of wet land of Dhaka city is shrinking gradually. It is
alarming to find that yearty mte of loss of weiland during 1999-2003 periods is 5.67
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percent whereas dunng 1989-1999 penod, yearly rate of loss was 1.23 percent, Despite
the enactment of the Water Body Conservation Act 2000, wetlands are disappearing. If
the current rie of loss of wetland continues, by the year 2037 all temporary wetlands of

Dhaka wili be disappeared.{Istam, 2006)

5.4.3) Drainage and Water logging

The human interference associaled with land filling and upplanned development
activities over the natural drainage svsiem have aggravaied the present water logging in
the study area. There arc more than 40 Khals in greater Dhaka city linking with each
olher. The Khats are well connected and open. The ring type drainage sysiem always
protected Dhaka from water logging. More over the adjacent low —lying areas of Dhaka
city serves as Lhe retention pend of the excess waler of these nvers during the rainy
season. But land development through land filling process in the low lying areas and
natural &hals and channels is occurring severe drainage congestion especially in the city
center. Figure 5.10 shows the encroachment of a channel by Basundhara (Bandhara)
residential projcct. DND area and Dhaka west are the exampies of severe drainage

congestion duc to massive land [illing,

5.4.4) Loss of Fisheries

The nvers surrounded Dhaka and mosi of the low lying areas including flood plan are
used for single cropped agncultural purpose and are also potential for open water capmre
Fisherics. A JICA studv under FAP -8A identilied about 74 fish species, 10 fresh water
prawn species and two oval species only in the castem fringe area (JICA, 1992). But the
habitations of fishes in floodplain and reserve areas are reducing due the fand
devclopment work. Sagufa, a housing project of N.M. Housmg Group, 15 converting
neatly 1600 hectares of land which were used as the fishing cuitivation area. Similarly

other projects are domng so.
5.4.5) Loss of Trees

Geowraphically Savar and Gazipur are siuated 1 the Mudhupur Tract region. These

arens are well known for Shal trees and Mechagony trees. Moreover lhe study area

£l



abounds in mango, liichi, Jackfuit, coconut; bemies ete. There are several orchards of
jackfruit in Savar and Ashulia. The orchard and the natural plants are disappeering day by

day due 1o tand development process.

Figure 5.9: Loss of trees due 1o land development.

5.4.6) Changing of Soil quality

The silt and clay are prominent in the upper layer il the soil having an appmximate
ihickness of 3- 20 melers in Dhaka city and ils surrounding areas. Sands occupy the
major poriion of the iower deposits, The soils of Dhaka can be classified into three main
classes namely the Red clay of Madhupur Tract, the ordinary beel clay and marsh clay
and peat are the combination of alluvial and paludal deposits. The red clay when dry is
extremely hard and it becomes slippery rather than sofi when exposed to min. The beel
Clay is 1ifT clay deposited on the bottoms and edges ofbeds. It is § mest common in the
natural Khals and along the rivers and many places mixed with the decayed remains
aquatic plants. This clay is sofft in namure. Marsh and peat are common in beel and
structurzlly conirols depreasion. The soil of Dhaka is clay layer al the lop followed by
fine sand and soil tayer at a depth of about 50 meters. The top spoil of Dhaka city is
fertile for agriculturnl product and habital of many plants, flom and fauna. But the
PRLIDPs are filling their projecis with river silt which is changing Lhe natural soil quality

of those specific areas. Thus situation will cause severe environmental problems.
5.5) Supply and Demand aspect of Land within the DMDP Area

DMDP population forecast anticipates a doubling of popuiation over 23 years and
average growth rate ol 3.1 %. The cnd of the structure plan period the population of
Dhaka city will be 15.569 millior. With the population growth Dhaka is expanding in
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every direction. The impact of the Spatial Development Strategy on Dhaka’s distnbution
of popuiation is shown in the followng lable. DMDP summarized the main results of

population growth as follows-

+ the Consolidation sub-strategy, within the 1983 eslablished urban arem, 15
expected to result in a twenty five year increase m population ( from the 1991
census total} of some 2.65 million or 32% of the lotal projecied growth, with
approximately half this increase occurring in Dhaka’s westem and eastern
suburbs. The rate of increase is expected to decline over the DMDP Structure Plan
period as opportunities for infill and densification diminish.

+ In the present under-developed urban fringes (converied from rural to urban use
afier 1983), the accelerate growth strategy is expected o accommodate the
absorpiion of an additional 1.29 million, increasing the capacity of these areas
more than threefold.

e Togeiher the above {wo sub-sirategies wnll accommodate just over (48%) in the
projected 1991-2015 populanen increase to be absorbed within the defined 1991
urban area

+ The bulk of the remaining population {52% or 4,26 million) will be stralcaically
directed to new development locations, split approximately 75/25 between
expansion of existing urban areas and to more dispersed locations o the north and
noithwest. The new area development will take an increasing share of total
population growth through the DMDP structure Plan Period -33.5% increasing to
45% in Lhe ten year period. While the peripheral area where development wiil be
enabled will maintain iis share of growth at 13%.
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Tahle 5.6: Total population and share of total by location 2nd ime

total in mulhiens

Location Strategic 1991 2006 2016
|_Interven fion

Total | Share | Total | Share | Total | Share
%2 2o %l

in the established | Consohidate 5535 | 75.0 |76l0 (605 8200 | 325
Pre-19%83 Urban area

In the newly | Accelerate 0541 |75 1239 | 160 |1.829 | 120
urbanizing  Frnge
{post(-1983)

New area | Promotion - - 1757 | 140 13087 | 200
development  post
1990

Penipheral Enable/ 1280 (175 (2013 [155 12453 |1535
development nscouragad

Grand Total 12619 | 100 15569 | 100 |
Source: DMDP, 1995-20G15

In teoms of influencing and changing the spatial development patiem of the metropolilan

area, the main impacts of the DMDP Structure Plan will be as follows:

+ Existing urban arcas will account for approximalely 64.5% of total population
in 2015, compared 10 82.5% in 1991 wilhin the older established urban areas,
this declining share will be even more pronounced and despite an acmal
increase of 2.67 million in the DMDP Structure Plan period, its share of total
population will drop from 75%-52.5%

¢ Balancing this relative decline in the centre of Dhaka, new area development
will have increased the share of more dispersed locations from 17.5% 1n 1991
10 30.5% by 2015,

Without maintainmg the spatial development strategy, new land conversicn 18 ¢continued
to occurt, particularly in locations adjacent to presently developed and developing areas
and in spite of high Aood risk and paucity of infrastructure services and other social and
community services provision. This form of development 15 1aking place due to Dhaka’s
frag)e eco-systemn and natural and vulnerable dramage system. There is clear evidence of

these sites at Kuril, Kazipara and Meradia, Bhatara, DND areas and opposite side of
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westem embankment. Private sector interests have been and are acquuinng large tracts of
fringe areas, filling Jand with loose and excavated soll of inherent unslable qualities,
ignoring geological consequences, the potential and ncreases risk of subsidence and

water legging of land are filling these areas.
Land development for residential use is going on both by the private and public agencies.

From the followmg table it is reveled that 15030 hectares of land will be ready 1o
accommodate 13.68 million of people by 2015,

Table 5.7: Total amount of kand will be used lor residential purpose by 1995 2013

Residential land Area( in hectares) Population accommodate
development { in million}

Public residential land 4778 471

development projects

Private Residential land 10252( approximately}) 397

development projects

Total 15030 { approximately) 13.68

Source: Field Survey, 2006 and RAJUK

But guestion is that “Is this huge amount of land necessary to accommodate the future
population””

We can conclude it whether it is necessary or not by doing a simple mathematical

gquation That 15-

“New land required for future population = Total population / Density per heclare”
= | Milhon/ 425 per hectare
= 2352 hectares of land
Basis of Lhe concepis are’
1} DMDP estimates that Dhaka will have o accommadale 15569 million people al
the average growth rate of 3.1% at the cnd of the plan, At present, in the vear of
2006 e population of Dhaka city 15 nearly 125 (as per DMDP projection)
millian 50 that Dhgka
will kave 1o accommeodale 3 million peopls mare within 2015 DMDP states
two-thirds of the increased peopulation over the decade will be

accommodated higher densibes 10 established urban areas, and only one-
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thurd through new development. That means new land development could
accommodate only 30% of the increased people as stated earlier
2) So that the new developed land both by the public and private sector will
have to accommodate 1 mllion people by 2015
3} Population density of PRLDPs is calculated as per the mles of PRLDR,
2004 The density is 875 person per hectars,
4} To caleulate the amount of land needed to accommeodate the future
population the average density of Purbachal is taken into consideration.
The average density of Pubachal is planned 425 pph.
Comments: It is revealed that total land development is much more to accommodate the
future population. S it should be stopped now. If the land development is increased, the
following situation will be faced-
1) The amount of land is being developed or going to develop is more than sufficient
to accommodate the future population and if more land is developed will face
shortage of desired buyers That means huge amount of land will be used as
speculative mood
2) Dhaka ¢ity will grow in a haphazard manner without considenng proper planning

that waill cause sedous environmentlal, social, infrastructural, economic loss.
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5.6) Case Study of Private Residential Land Development Activities
I this section intends te show the present land development activities thtough some case

studies. These PRLDP’s are located different part of the Dhaka at different geological

areas.

Case Study [

13 Name of the Project . Basyndbara {Baridhara) Housing Project

2} Name of the Company . Fast-West Properlly Development Ltd.

3) Location - The project is located in the eastern side of Progali

Sarani and the north —east of RAJUK ‘s Baridhara Mede! Town, The project compnises
of Joar sahara , Bhalarm, and Kathaldia Mouza under Gulshan Thana.

4} Slarting year . Busundhara got 1s approval at the year of 1987
from RAJUK compnsing 123 6 hectares of land within different blocks wilh certain
terms and conditions At present RAJUK apptoved A-F block of the housing project. The
project 15 now expanded up to Q block which does not have any authorozartion.

3) Present Status of the Project Al prosent the company is trying to gel permission
for extension. Initially 1t started business dividing the plot by 5 sectors, pamed A, B, C,
D. E, F now it extends its area up to Q sector (Figure 3.6). For that purpose it has
acquired land from the surrounding arcas. The company buys lapd from the landownert or
acquires Khas land from the Government, The following lable summaozed the project-
Table 5.8:  Project phases, blocks and areas of Basundhara {Baridhara)

residential area

Phase Blocls Areas( in | comments
hectare)
Phase-1 A, B, C D, E |1236 Most of the plot were sold
F{Part) out
Phase 1(revised and | F, G, H, LT K, 1., | 38135 Incremental land filling is
extension) continued ]
Phase -2 ( future | M, N, O, P.Q 200 MMaximum land 18 low —
Fxtension) lying areas and use for
agricultural purpose only.

Total 603.] |

Source: RAJUK Offica Recond, 2006
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Source: Basundhara (Baridhara) ollice record, 2006
Figure 5.10:  Block-wise plan of Basundhara (Baridhara) housing project

The wable shows that the company submiited ils layout plan for 605 hectarcs Lo approve .
Real pictore is little bit worse in the grabbing of land. This project already grabbed 1400
hectares of land. From the field with it is found that the company is giving pressure and
using brutal force on the land owners o sell their land 10 do so at the companies quoted
pricc. Company buys land at a minimum cost. From the lield survey it is found that the
company buys land 7-8 Lakh / Bigha. The company sells their plois at high rate. The
selling price varies from 8-10 lakh / katha ( from the price list of' the company).

6) Land Development activity : The land development activities are continuing in
the project areas and the company develops plots for sale. During the project preparation,
the identified retention areas and canals were not properly shown. The company has filled
—up the existing canals /khals tor the interest of the project. The following figure proves

the same aclivity.
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Figure 5.11: Facroachmeni of capal by Rasondhare { Baridhara) koosing project

Case Study 11



Name of the project : New Uttara Model Town

Name of the company - Jamuna Builders Limited

Location - The projeet is located on the Turag flood flow zone.

Land development Activities : Proposed lay out plan of the company to develop housing
over an area of 303.9 hectares but the company encroached nearly 400 hectares of flood
Fflow zone and staried (o fll up the land without approval of RAJUK. Such [illing up the
flood flow zone and the branches of the Turag river flowing thereon 1s changing nature,
character and utility of the natural water body. The land development activity is now

smopped by the order of RAJUK
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Chapter Six:

Factors Involved on the Land Development
Activity



Jamuna City
Modcl Town
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Source: Department of Enviranment, 2005
Figure 5.12: Encroachment of Turng Flood Flow Zone by Jamuna Boilders
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Casc Study II1:

Nzme of the Project : Modhumati Model Town

Name of the Company : Mero Makers & developers Lid.

Locetion : Amin Bazar under Saver thana

Tatal nrea : 'T'otnl area of this project is 204 5 hectores (htp// waw,

modhumati. com). The project is divided mto 34 blacks, The lay out plan of the project

is shown in the following figure

Figore 5.13: Block wise plan of Modhomati Model Town

Sipring yeer : The projeet is stanted in the year of 1990, but started 10
sell the phats from 2001.

Prescont Status : Not approved by RAJUK.

Land devetopment Activity : Modhumati Model town is located in the Savar flood flow
zone. The vast low-lying srea of Savar is recognized as sub-flood-flow 7one in the
DMDP policies and discouraged &ll development therein 10 enebke free flow of {lood
water, While he Metro Makers were edvenising for selling of plows, o seres of
advertisements were given by RAJUK waming the geneml people not to buy any
plot/land in the said township under development on the ground that the same hes not
been authorized by RAJUK and es such illegal and unauthorized. Despite such move by
RAJUK., earth filling in the said arca is propressing much o the derogation of Lhe Mood
retention pord and exposing the city dwellers to the high risk nnd danger of flooding.
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6.1 Entroduction

Within the DMDP Boundary, PRLDPs are expanding in all directions of the area
specially in Eastern part of 1Yhaka, Tongi, Narayangonj , Gazipur, Savar. Varicus tactors
gre identified for the expansion of the areas, such as road network, low land price, close
to city proximity ete. Govemment decision and lack of institutional arrangements are also
plaving vilal role for development. To identify the factors, 20 land developing companics
were interviewed. From the interview and the Neld observation survey several factors are

identified for the deviation of DMDP policies.
6.2) Factors Associated with the Deviation of DMDP Policies

From the field survey and inwrview of developing companies and interview of local
people several factors are identified. These faclors are — physical, economical, political

and institutional issues associated with the curent trend of development.

6.2.1) Physical Aspect of Land Development
¢.2.1.1) Road nctwork

Road network is the vital agent to development of housing projecis in the study arca,
Overlying the location of PRLDPs on the policy map of DMDP proposed network and
existing road network, it is revealed that (figure 6.1} linear type land development is

occurring along with the major oad of the region. Tongi — Ashulia o the North -West

part, [Dhaka —Mawa road in southern pari of Dhaka, Dhaka-Aricha road in the westem

par, and Dhaka —Kgzligonj in the north-east road are acting the major role in the
development process. The east —west connecting roads towards Balu river from airport

road gives the easy access W PRL.DPs development in the eastern par of Dhaka.

6.2.1.2) Close to city center

Most of the wet lands are in and adjacent to the city. People like to develop new

habilation and inlstructure adjacent to the existing one due to the availability of
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Figure 6.1: Existing road network and private residential land development projects
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services and communication [acility. There are five municipalities within ihe boundary
of DMDP area. These are;Kadmrasul, Tongi, Savar , Gazipur , Namyangonj and he areas
arc well connected from the Dhaka ciry cenlre. Thus the private land developmcnt
companies get the opportunity Lo establish their pruject near o the city cenier. If we go
through the advertisement (such as Ashian City, Basundhara River View, Green Model
Town etc ) on the varions media, we will find that they always show (he adjacency to the
city center.

6.2.1.3) Indusirialization
Industrizlizalion is anolher component to influence the growth of PRLDPs within the

DMDP area. Within DMDP boundary Tejgaon, Tongi and Narmyanponj are developed as
the commercial and indusirial area. Tongi and Namanyangong atiract privale residentizl
housing companies to slart iheir business, bt in Lthese cases develepment of PRLDPs ares
not contravening o the DMDP, becausc DMDP identifies Tongi and Namyangonj as the
long term peripheral expansion.

Dhaka Export Processing Zone (EPZ) and Adamjec Export Processing Zone created
another dimensien for the land developmenl activities. Already many other industries
have been commissicned near the EPZ as forward and backward linkage expansion or
just > use the agglomeration effect. To serve Lhe large population working in Lthe EPZ

new urban facilities are growing very fast in the nearby areas. { Zohir and Yunus, 2003) .

0 Easy conrmmication
B Loww land Prios

0 close to Gty oantar
0O flood fmalad

B Recanthy dewsloping
0O Huogea open land

0O Inosialization

Source: Field survey, 2006
Figure 6.2; Percentage of respondent tv identify the fctors associated with private
residential land development
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6.2.2) Eceonomic Factors
62.2.1) Low land price

Low land price is another factor for development of the PRLDPs in the [ninge and
peripheral areas. Land prices are low in the arcas compared to the established urban
areas. 1t is found that most of the PRI.DPs are located in the peripheries and out side the
urban area. The Jow lving wetlands are easily available. So, the PRLDPs buy the non-
serviced land in a low price and sell the serviced plot at a higher cost. The sclling price of
the landowner and seliing price of the PRLDPs in the different areas are shown in the
following table 6.1. The developing companics sell their plot nearly 10 times higher than

its purchasing price from the onginal owner,

Table 6.1: Buying and selling price of the land development housing projects
Thousand/unit

Area Average selling price of Average selling price of
the land owner the PRLDHPs
Badda, Sholmaid, Bhatara ol 500
Uttara{ Uttar khan, 30 400
Dhakhsinkhan)

Tongi I3 400
Cazipur 35 300
Ashulia 35 300

Savar 65 400
Demra 0 4K}
Fatulla 100 470

Kcraniponj 50 300
Maohammadpur 900
125

Source: Field survey, 2006 (Note: | unit = 66.9 sq. meters)

It has alieged that PRLDHPs occupy land without giving the real price of the land. They
give the landewner just a little amount of money as compensation. For an example,
Shahidul Islam, a fandownet of Keraniganj, had 0.187 heclares agricuilumal fand just
beside the ‘Basundhara River View' project of East -'West Property Deveiopment [id.
Recently the Bansundhara River view Project grabbed his land without paying the real

land value. He got only Tk. 100000 as a compensation for the total land.
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6.3) Political Power and Elite

In Bangladesh no decisions are taken in a political vacuum, especially those concemed
with urban developmenis or more precisely, with development projects. This means that
urban development and urban politics are very much interconnected. in the private land
devclopment project ruling elites and their allies are interesled as it gives them chances
for enhancing their supreme position as the dominant class and opportunities for
increasing their individual wealth. The political and social elites are invelved in this
process. These elite groups are always very much active as they can achieve benefis
from such siations. They are mainly cither past or present local representative,
infiuential persons. They are powerful in terms of political and financial powers. In the
development process, the role of such elites is always very tricky; sometimes they
suppon landowners against developers and mised questions like why landowners are
forced out of their land wilthout proper compensation saying ihese activities of the
developers absolutely unfair. On the olher hand they are getting benelit in kind or cash
from developers through secret dealings. In some cases they are cagaped with developing
such projects. .

A good number of land development companics are involved m the land development
activities in the study area. Amonyg them some companies are big and powerful in lerms
of financial and political powers. The larger companies employ ‘Mastar® or ‘Muscleman’
to protect their land and also occupy land for the next expansion of the land. An
allegation has come against companies that some companies sell the land which are not
occupied by them. The ruling eliles and other powerfui people of the society also support
the activilies o be in good business lerms with them.

There remains a politics within the PRLDPs also. Among them, they are engaged in a
competition to increase their boundary or start new projects in the different areas. There
is more than one project of different companies, such as Navana real estate, Rupayan
Development and HMoidings l.imited, Castern Housing Lwd, East West propeny
Development Ltd. in different locations. In this way the PRLDC are mcreasing in all the
directions ol Dhaka ¢ily thal causes the deviation of the implementation of the DMDP

rules.
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6,4) Institutional Weakness

Present management practice of development agencies in the Dhaka Metropolitan area is
nat at all systematic. Utban planning and development management in Dhaka is
fragmented and uncoordinated. There are 42 agencies belonging to 22 ministries that
guide and control metropolilen Dhaka. On one hand, RAJUK, the capilal development
authority has both urban planning and development responsibilities for Dhaka
Metropolitn area. On the other hand, ¢itizen services are provided and maintained by
DCC and other municipalities. These amangements have led to conflicts and
misunderstandings among dillerent govemment agencies.
The existing acts and laws of differcnt agencies remain as management tools which are
not properly exercised in the areas. Qverlapping funclions among (he agencies creawe
conilicts in management and centmlsw. Coordination among the public agencies and their
managemeitt system are inefleclive because most agencies implement their program in
their own way. The effective control over the study area is not possible due to lack of
coordination among the city development agencics. Although there are many rulcs and
laws in theory to control all the activities that may cause the unpla:lned and haphazard
expansion of Dhaka city, but in reality these are often ignored and weakly enforced. This
situation encourages the PRLDCs to execute their projects as they desire.
6.5) Problem Associated with RAJUK
i) RAJUK is empowered to prepare master plan of Dhaka city under section of 74
and 73 of the T1 Act 1953 {amended in 1987) indicating land uses. The provision of
the act is that no compensating shail be payable to any person owin ¢ lo the restricted
use to which his land may be put under above sections. The enforcement for ensuring
prescribed land use as per the master plan has become weak because of such Iands is
privately owned,
2) There are provisiens for RAJUK to monite: regularly the land development
activities indicated by both the DMDP and the PLDHPR, 2004. RBut in reality
RAJUK does not do the same, In 2004 RAJUK had prepared a list of PRLDC that
indicales the authorization status of the housing companies acling in the DMDP area.

All the housing projects other than the 36 approved project of RAJUK are acting
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illegally. But RAJUK did not take any {epal action against the PRLDCs which have
already started their business without permission.

3) The total boundary of DMDP is 1528 sg. km. So monitoring and mataging ihe
whole arca is quite impossible for RAJUK. RATUK did not set any licld offices to
monitor the unplanned growth.

3) According 1o the Structure Plan, RAJUK has five municipalities under its
Jurisdiction —Waravanganj, Savar, KaidlamRasul, Tongi and Gazipur . But the RAJUK
did not take any steps to regulate urbanization in these areas jointly. The plan clearly
stated that for integraled development initiatives of the capital city, the RAJUK
should chalk out development strategies and monitoring mechanisms for the
peripheries. But RAJUK failed to invent any strategy or mechanism to check the
cngoing unplanned growth of the city and municipalities. Thus gives oppertunity to

the PRLLIDC to establish their project and run their business.

6.6) Problem associated with DMDP Strocture Plan .

17 DMDP dees not provide detailed guidelines to the private sector or other developers.

The general guideline has loopholes for the irrational land development activities,

because DMDP did not prepare any land use map according to the C.5. Mpouza map

{scale 1: 3960). When a PRLDHP sccks permission to develop an area, it is difficult to

check individual C.5. plot.

2) A broad land use has been shown in the Dhaka Mewropolilan Structure Plan
{1:30000) and Urban Arca Plan (1:25000). But in the Detailed level land use are not
yet been demarcated on Meuza Map.

3} The overall development strategies and development guidelines of Dhaka ity are
formulated by the structure Plan and Urban Area Plan as the Grst and second level of
planning. On the third level these have 10 be elaborated and mmed into an effective
implementation tool through DAP. DAP is under preparation and will take one year
to complete where it will provide more detailed planning proposals for specific sub-
areas of Dbaka.

But there remains a problem. In the UAP the metropolilan arez is divided into 26
SPZs. But now for the preparation of DAP the metro area has been divided into 5
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groups {(lable 6.2) on the basis of geopraphical location and settlement patiern which
arg assigned by five different consulting agencies.

Table 6.2: Gronp wise area distribution of DAP

Group A Group B Group C Group D Group E
sSPL Area SPL Area SPZL Area SPZ | Area SpZ Area
{Hectarc) (Hectare) {Hectare) {Hectare) {(Hectare)
14 3228 2.1 4670 1 453 3 2311 14 3157
145 | 7391 92 769 2 451 13 13529 171 | 2752
15 44040 93 2211 3 624 172 | 5171
19 26797 10 201 4 BO2 1 173 | 13147
111 | 4580 3 2449 |
112 | 2190 & 031
¥ al7
12 172
131 | 1328
| 132 | 1728
j 42115 j 21721 BiAaS 15840 29227

Source. Bid Document for DAP, RAJUK, 2003

It 18 evident from the wble { 6.2) and figure (6.3 ihat each consulting agency is working
on a huge parcel of land for DAP huge number of housmg projects burdened he area.
Since the monitoring and implemnentation fcilities are weak | it might create problems
dunng execution because of Lhis hupe extent of land for each group. In such situation, the
effectiveness of DAP will be questioned, while the PRLDPs are ignoring all the laws and
regulations of development. The figure 6.3 shows the location of PRLDPs m the DAP

areas. These unauthonized activities will create dunng the planming penoed.
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6.7) Weak Regulation and Control

For the proper development of Dhaka metropolilan area regarding land development and
environmental consequences. several regulations and laws, such as PLDPR, 2004, wet
land conservation act, 2000, environmental policy, 1995 are imibated. But all the
regulations are not particularly effective in comtrolling unauthorized development, since
there are numerous loopholes that allow much malpractice.

6.7.1} Weakness of PLDPR, 2004

Who will be msponsible for the enforcement of PLDPR, 2004, 15 not properly indicated
in PLDHPR, 2004 and therefore the whole process of implementation, is delayed and
cumbersome Moreover there is no penal section in this rule which can apply to proteci
the growing unauthorized housing projects Moreover PLDPR is supporied by the
clearance of other agencies. Those agencies are supported by acts and laws

6.7.2} Weakness of the Natural Water body, Park/ Playground Protection Law, 2000
Declaration of natura! water bodies, the low lying and retention area, khal, natural water
body withit DMDP are not demarked on motze map. More over there remamns
controversy on the delineation of wetlands This controversy marmnly hes on whether the
Flood flow zones which contain water only in wet season will be included in the
definition of wet land or not Again wrilands are demarcated in the Metropoiilan
development plan with circular boundary but it s not clear in which mouza it falls. It
provides a greater scope for the developer to fill it up and change the onginal

characienstics of the low fand.
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Chapter Seven:

Recommendation and Conclusion



7.1) Recommendation: [t is evident from the study that the DMDP policies are

extremely violalced by the PRLDPs, Government iniliative, institutional weakness and

lack of experlise of planning tools and acts are responsible for such incident. Moreover

the wide spread corruption and political influences vpon the admimstration 15 also

delenorating the situatton, In such a condition, following issues can be addressad to

regulate and control development.

7.1.1}) Preparation of Detail Area Plan

DAP 15 essential for development and land use control. The Dhaka Metropolitan
Development Plan was approved nine years ago, but there 15 little progress m the
preparation of DAP in compliance wilh the DMDP policy Recently DMDP cell
of RATUK has been taken steps to complete the DAP dividing the iotal area into
five zones, Already the delay in the preparation of DAP have caused huge
damage to the emvironment of the DMDP area a5 well as the proper planning
perspective .30 it is recommended to complele the DAPs as soon as possible and
the dilferent designated area within DMDP should be demarked on the mouza
map {1:3960) indicatme plot schedula.
DAP 15 an opportunity to bring Dhaka metropolitan areas under pianning
guidelines. In the UAP the metropolitan area is divided mio 26 SPZs, But now
for the preparation of DAP the metro area has been divided into 5 groups (table
6.1) on the basis of geographical location and setilement patern which are
assigned five different consulting agencies. Since the implementing and
mnndimring facilities are weak 1t might creale problems during execution because
of this huge exient of land for each group.
In such situation, the effectrveness of DAT will be questioned. It would be better
1o make subdivision plan for some pilot prejects 1o an area in detail format along
with Lhe recommendation for the whole area so that the supervision can be
possible to control the unplanned growth. For that purpose, DAP could consider
DMDP sugeested techmiques, such a5 -puided land development, land
readjfustmmt depending on the situation of the locality. In this regard the mput

from Lhe local communitics menlboned in the DAP should be t@mken into
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consideration and work in partnership with local people as they kaow better of

their areas as well as problems.

+ The planning of the study area should be guded hy the topography, land lesel.
and canal network. The existing buill up housing will be adjusted n the DAP ¢n
the basis of PRLDR, 2004
« It would be better to slop ail kind of land development project Lhrough
government order before completion of DAP.
7.1.2} Land use zoning
7.1.2.1) Areas of agricultura! land
Areas of high agricultural activity are paricularly evident in the Savar, part of Narsindi
and Rupgan|, these areas play a significant cconomic role and mainiain green corridors
separating developed areas. In the light of population mcrease some agricultural land will
have to be surendered (o urban development. But such simtegy will be mtroduced that
more valuable agricultural land will be kept fiom development and urban gXpansion
Existing crop land cannot be converted to other non-agricultural uses. In the case of
unavailability of land for non-agricultural use, less productive land can be acquired.
7.1.2.2) Areas of [loed zone
« Any permanent development work m the areas desigmated as flood llow zone
must be stopped and should not be given any permission.
¢ Flood flow zones can be used as tourism and recreation spot. Ashulia 1s a good
example in this regard. The low-lying open areas and wet lands offer great relief
" to the dwellers of a highly congested city like Dhaka who would enjoy its calm
Mow and natural view particularly in the mensoon for recreation so both the
private and public sector can take initative. Thesc activities will provide not only
recrealion for people but alse enhance employment.
a) Govemment initiative: Government can employ Pagatan Corporarion fo take
projects providing recreational facilitics in the restncted areas, so that w this way
government can earn SQme revenue.
b) Privale initatives' Some private entrepreneurs can aiso lake pan int developing

these sites as tounst spets without disturbing the wet fand.
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7.1.2.3) Areas of retention pond
Flood retention ponds are an impertant part of the flood protection project. The pends
will reduce the intensity of local floods within the protecled areas and reduce pumping
reguirements
The present land use wilhin the flood retention pond has been affected due te land filling
activities. Although the retention ponds identified in the DMDP are indicative, but it 1s
suggested that 15% of the twtl land should be reserved for retention pond But
incrementzl land filling of the PRLDPs in the low lving and agricultural areas will remain
no land for retentton pond. Problem 1s that for retention pond huge amount of lacd is
necessary. Most of the land needed for ponds is privately owned. DMDP suggests not
developing the retention pond area rather these arcas can be used for recreational and
agrcultural purpose. Considering the above criteria following options can be taken for
the implemenlation of retention pond.
+ Compulsory Acquisiion: Compulsory acquisition of all retention pond areas. In
this option huge nvestment 1s needed
» Land Exchange. Land exchange option could be considered whereby cqurvalent
value land i other city arcas could be offered to the land owners as an mcentive
te resettle, Jeaving the retention pond area. Then government can mke appropniate
measures to use the land.
« Fish cultivation: Fish ponds can be constructed in the arca. It is an economically
atractive option since there i5 a ready market for fish and fish products in Dhaka,
In such case, restriction on land fill would also have to be enforced.
7.1.3) Extending Road Network in compliance with DMDP
Extending road nebwork will invanably attract unauthorized development in areas close
1o it and undesirable development inappropnate will be the most oulcomes {chaprani,
1299) This study shows that most of the PRLDPs are developing their projects near o
the roads and highways (Figure 6.1) So road development work should follow the
DMDP policies
7.1.4) Institutional Management
Though RAJUK is the key agency for planning and development of Dhaka but as so

many other agencies are mvolved m urban development process, it hinders the
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implementation of existing laws. Such overlapping 1s a severe consimint to regulate the

planned growth of Dhaka. Thus it 15 necessary to establish & cenbral planning and

administrative body to ensure coordingtion among the agencies.

7.1.5) Improving Monitoring System

7.1,5.1) Establishment field office of RAJUK

RAJUK is respensible to monitor the development work within the RAJUK boundary,

but it is really impossible for RAJUK te meonitor the whole area with its lack of

manpower, lack of technical expertise. Moreover RAJUK does not have any field office

to monitor the development work and enforce the laws properdy. It 15 acknowledged that

existing planning documents and legal measures are sufficient to regulate development.

Major problem lies at ithe implementtion To improve ihe monitor (he unplanned

development and enforcement of laws RAJTUK should set up irs field office to monitor

the development work in the peripheral areas especially in 5 municipatities

7.1.5.1} Strengthening of local government

« To monitor development work properly RAJUK can include local level
organizatiens offices such as — ward office, umon parishad and Pourasavas under
the umbrella of feld oflices of RAJUK. At the field level ward commissioners or
untion chairmen can play active role o monitor all the development work, RATUK
can armnge different training programs to inform abeut the exiting planming,
lawsiregulations and cifferent development programs. in such a way they will
create awareness among the local community people.
* Local government should be active pariners in developmem projects. The local

prganizations would be cmpowered to wke and execute decisions for the

development of their locality, so that they can actively participate in Lhis process.

7.1.5) Public and Private Parinership

Public and private sector {NGOs, local elites, MPs) interaction 18 necessary to enforce
DMDP structure plan. Fer providing the housing factlities o the people, public and
private nrgamﬁtmn can work wpether. Government policy as well as DMDP encourages
the private seclor to lake part in the development process of Dheka metropolitan area. In

this case, RAJUK will acguire land, develop it and make subdivision of plots. The private
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sector will be responsible for constructing infrastructure and services. The govemment
will retzin the power to allocate plols to the private sector An important advantage of this
process is that private resources can be mobilized for infrastructure provision,

In this process, the responsibilitics of private and public sector are

Public Sector-

» Properly maintaning land recerds and schedule

+ Preparing comprchensive plan comprising of physical, drainage and
environmental component

+ Planning standard and norms to be foliowed during the plan preparation

» Responsibilities for land allocation and land management through Management
information system

Privafe Sectar-
» Providing fund for land acquisition
« Constricting all infrastructure indicated in the plan (road, schools, bridge etc.)

The opportunitics of the private sector will be-

» Public sector will allocate adequate lands to private sector for specific
project adjusted with their involved fund.
Private sector will be allowed to sell plots to their clients at market price.
Private secipr may get privileges of tax holiday foe certain peniod

7.1.7) Land Speculation

Land speculation must be carefully considered for proper development of Dhaka Every
one has the right 1o enter in the field market according to their afTordability, The
penpheral arcas outside the Dhaka city are now cunsider;ad as mency making market
place for the land developer, If we consider the land price of the land development
companies Lthe rate 15 too much higher than the actual land price. Thus it 1s pot possible to
buy land for the medium and lower class people. Then the land will be used as
speculative mode. So the enforcement of law should be such to prevent land speculation

which will prevent underutilization of valvable land.

7.1.8) Wise Enforeement of Legal Aclions
Recently, the government has ssucd some directives to stop the 1llegal activines in

Dhaka. Tt is not wise to take stnct decision to stop the land development actraties (other
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than the projects located in the restrcied areas) instantly because of abrupt enforcement
of the act will ensue 2 sudden and scvere repercussion challenging the govemment
posture Firstly enforcement of act wall infringe upon the constitutional rights of
individual owning lands, full and unhindered enjoyment of their property. Secondly the
sudden and abrupt closure of the business land developers will cause heavy financial
losses for the buyers who booked plots with the PRLDCs

On the contrary, PRLDCs will lose almost nothing as they run thetr business 1s aequiring
the lang discriminately and raising the land by earth fillmg with the moneyv received by
them 1n advance from the buyers of the plots, in monthly instatlment, over a pencd of §
to 6 years. The PRLDCs sell to the buyer’s paper plot, so to say printed on maps of
proposed projects, long before the lands have been acquired and developed. The buvers
will physically get delivery of the plois only "when die plois are ready and after full
payments of the price are made after booking of the plot.

Therefore if the government forces PRLDCs to close down lheir business when their
ongoing projects are in the process of starting or completing with the money of buyers, it
will be the buvers who will be caught unaware and will sulfer toss of their investment.
The government has to take a look back at the Acl, should revise and modify and
defimtion of restricted areas should be clear cut and they must be outlined on the CS map
as well as on the DAP

7.1.9} Role of Media

Different media can play a vital role to protect the unauthorized development in Dhaka
metropolitan area. They should not air or print any adverlisement without showng the
approval status, RAJUK could post advertisement on the different media repularly not to
buy the unauthorized land,
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7.2) Conclusion

The study reveals that PRLDP are growing rapidly over the years in the peripheral areas
of Dhaka city In this study effori was made to prove that the development activities are
ignoring the prevailing plan by overlapping the location of the surveyed PRLDPs on the
policy maps of the DMMDP.

It is also evident that huge amount of agncultural lands, flood flow areas, low lying areas
are converting at a tremendous rate, the privaie housing companies legally and tlegally
pecupy theses types of lands and try lo eslablish thewr nights and are developing the areas
acconiing io their will, flouting the policies stated in the DMDP Structure Plan.

From the fieid survey 143 PRLDPs are identified and most of the projects are growing
contravening to ihe policies. The conversion of agricultural land into urban use has
caused loss of agncultural land with the decrease of agnculturel production, loss of farm
related job. The DMDP area is physically dominated by low—lying areas including
wetlands, ponds and ditches available for water storage. The mndom land fillimg by the
PRLDPs, is damaging wet lands and water reservoir and encroaching the flood flow
zone. Therefore tt provides severe impact on the preductivity of agriculture and fishenes
More over DMDP identified the Future direction of development but m prdice
urbanization through the land development is occurring at a faster rate in the discouraged
zone

Extending road network, low land price and the tendency of high profil, organizational
weakness are acting as main [ctors for deviation of the policies idenlfied in DMDP.
Overlapping funetiens and junsdiction of the agencies often lead 10 inaction. Tt creates
conflicts among the agencies management process and acts es 8 main reason for growing
number of housing i the study area.

Without effective policies and regulation, it is difficult 1o control indiscriminate land
filling by private seciors. The development resiriction should be empowered by the acis
and laws and the laws will not only be just a written document but alse must come into
enforcement and practice However, the city is undergoing rapid expansion. One of the

most challenges 15 to achieve a proper and balanced urban development.
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Drespite the Limitations, this study will help Lthe decision makers as well as urban planner,
researcher and other organizations to formulate beiter plannmg, monitoring and

contrellmg the measures related to the planned expansion of Dhaka city.
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Appendix-!
BAGLADESH UNIVERSITY OF ENGINEERING AND TECHNOLOGY,DHAKA

{Questionnaire survey for the fulfillment of MURP lhesis paper titied “A Study oo
Private Residential Land Development Activities in Dhaka and Their Compatibility
with DMDP Structure Plan 1995-2015" in (he Deparntment of Urban and Regional
Planning)

1) Identification :

Name of Developer

Name of the Project

Dale of Establishment
Address of the Head Office :

s  Address of the Site/ Branch
2) Location of the Project

MName of the Place
Name of the Mowueza :
Name of the Unjon :
Name of the Thana :
Name of (he District:

® 8 & » 4

3 Total Area of the Project ... ... Acres,
4} Starting Date of the Prujer:t .
5) Approximate Completion Ihte nf the Pru;ect srrrerrare

6) Type of Ownership
e Inherited ...........
s Bought.............

« (Hher (Specify)
7} Use of Laud before Development
Apricultural
Forest
Barren Land
Fisheries
(razing land
Orchard
Rural settlement
8) Elevation of Land
s Low lying arens
» High land
s Plaia land



5 Flood Status

Year Depth of Water

1988

1998

MNormal Monsoon

10) information about the Land Value

PLOT SIZE BUYING PRICE SELLING PRICE Development
Cost/Katha

2.5 Katha

3 katha

3.5 Katha

4 Katha

-} 5 katha

5& More

11) Trend of land ¥Value Change

YEAR BUYING FRICE SELLIRG PRICE

1595

2000

2003

12) Number of plot of the project in ferms of plot size

PLOT SIZE TOTAL NUMBER OF PLOT

SOLD NOT SOLD

2.5 Katha

3 katha

3.5 Katha

4 Katha

5 katha

4] & More

TOTAL ]

13) Number of plots of the project in terms of land status

Status of land sold Not sold

Developed

Not developed

Under development




14) Cateporics of Roads:

Distance from | Access  Road | Existing Access Road Condition
Main Road Width

Katcha Brick soling Metalled

20 fi

30 f

40 ft

60 fi

&G 1t and more

15) Distance from major city centre-

=«  Motijheel
# Guolshan
+ Udara -

16) Have you Demarcated the Boundary?

Yes
o

18) Is there any provision to allot land for original owners?

19) What are the [actors related to choosing the place for development?

Easy communication
Low land price

Near to city cenler
Mhers {specify)

Signature of the Surveyor:
Date




Appendix 11

Table A-1: List of poimary land development projects prepared from dilferent sources

sL

Name of project

Project area

Name of company

No.
1 Kaderabad Housing Mohammad pur | Kaderabad Housing Ltd.
2 Sugandha property Hemayctpur, Sugandha property Lid.
Savar
3 Nibaban Residential project | Satarkul Nipaban Housmg projects
4 Fulbaria project-2, 3, 4, 5 Savar Popular Enpineening & Real Estate
5 Badda project Rampura Topaban project
6 Savar project Ashulia Topoban project
7 Anandangar project-2 Savar ?afntim property & developmennt
p:
g Turap project Tong Feundation association Lid.
9 Rolobun & Co Shympur Rotoburn & company
10 | Rex properties - Mirpur-2 Rex Properties Pyt Lid.
11. | Saikat Residential project Mohammadpur | Sakat Ltd.
12. | Green Touch prect Manikdia, Cireen Touch Real Estale
Sabujbag
13 | Agrajarra-18 Uttarakhan, Dhaka { West) Tax employees Society
Unara
14 | Agrajatra-19 Daskhin Khan »
15 | Agrajatra-2( Daogair, Demra "
16 | Agrajaira-22 Kalayanpur ”
17 | Agrajatra-23 Narayongon; =
moad
18 | Ananda Nikelon-1,2 Mazar Road, Pantha Enterpriscs
Mirpur
15 | Panthanibas-1,2 Mazar Road, Panthe Emerprises
Mirpur
200 | Shantineer Gabioh Pantha Enterprises
21 | Sambhar Housing Ashulia Sambhar Real Estate
(Pvt. Ltd.)
22 | Mutual Housing Madertak Mutual Trading Co.
23 | Demra Residential project Demra Eastern Honamg Lid.
24 | Mohana Salellite Town A Mohona Satielite project




SL Name of projeci Project area Name of company

No.

25 Banarupa Residertial Project | Joar Sahara Banani Developmemt Pvt. Lid.

26 Fatulla project Dhaka Narayongon;j Rusen Housing Ltd.

oad .

27 Turag city Mazar Road, Mirpur Pisciculture Housing I.4d.

28 1slamic Model Saciety Mijmiji Darul Islam Mulitpurpose
project Ltd.

29 Savar project Nabinagar EHL

30 Bandhu Nitxs Rampura Alfa Property & Congtruction

31 Al-Issatnagar Amin Bazar Al-Issaf Corporation Ltd.

32 Bithika Residential Project Mariali Bithika Real Eslate

33 Nandan Kanan Mirpur Ceramic-12 Housing Ltd.

34 Kakoli Rupnapar, Mirpur-H Desh Housing Ltd.

33 Mou-ban Residential project | Hazicamp Utlara Mou-ban property
Devclopment Lte.

36 Swadhin Land Property Scctor-5, Ultara Swadhin Land Property
Development

37 Swapner Neer Savar Islkhm Associates Lid.

38 Niribili Nabinagar, Savar Uddog Multpurpose Lid.

39 New Gulshan Residential Gazipur Banani Property Development

projoct Lid.

4 Unarayan Dattaapara, Tongi Bishal Development Holding
Lid.

41 Chayakunja-! Gazipur M.A. Ohab & Sons

42 Chayakunja-2 Ashulia M.A. Chab & Sons

43 Chayakunja-3 Ashuba M.A. Ohab & Sons

44 Shah Ali Lstale Mirpur-1 Privanka Property
Developmemnt

45 Herranaga'r Mirpur-11 Excellent Builders Lid.

46 Morisha Housing Project Jirabo Morisha Housing Lid.

47 [hansin Baunia Dhanshiri Pvi. Ltd.




5L Name of project Prujeet area Name of company
Mo.

48 Navana-Village Ashuha Mavana Real Eslate

49 Navana Green Homes Ashulia Navana Real Estate

50 Navana Green Park Savar Wavana real Estate

51 Navzna Valley Surabari -

52 Neelachal Tongt Shinepukur Holding Ltd.

53 Suncity-1 Ashulra ”

54 Suncity-2 Kaliakair ”

55 Ashulia Abasan Jirabo, Savar ”

56 R K Nagar Ashulia R.K Builders Lid.

57 Bamsli Ideal Residentisl Gulshan Gulshan Land Development Co
Project {Pvi.y Ltd.

58 Great wall City-1 (Gazripur Great wall housing Ltd.

59 Great wall City-1 Purbachal Cireal wall housing Ltd.

60 Pink City Joar sahara Xenovelly Model Town

61 [L.ake City Concord Khilkhet Concord Real Estate &

Development

62 Banakurja Residential | Khilkhet Banakunja Residential Projcct
Project

63 (iiasnapar Residential | Tegharia, Kerumgon) | fajira Iiousing
Projact

64 Gulshan-E-Mohammadi Barura Mohammadia Housing Ltd.

65 Rengdhanu-1.2 Kathgara Hasem real Estate Lid

66 Last Town Madanpur Bang ladesh Development

Company Pvi.Ltd

67 West Town Hemayeipur i

68 New town Kadam Rasul ”

&9 North twon Tongy, (utia ”

70 South town Keranigonj "

|71 | Angina Modet town Fatulla Angina Housing Lid.
72 Niloy Gacha, Tong Nabody Housing Lid.
73 Nirman Village Ashulia Nirman Inlernational Lid.




Sl Name of project Project arca Name of company
No.

74 Far-Easl Mirpur-2 Far-Easl Property Development Lid.

75 Maya Kanan Amin Dazar Eastern Housing Lid.

76 Rupayan Model Town Bhuiyan Rupayan Housing Estate Ltd.

T Rupayan Abasan Jirabo ”

78 Rupayan Ashuha City Ashulia "

74 Ashulia Homes-1 Jampara RBrack Comeord Lands Developmem

80 Rajdhani Project Demra Brack Concord Lands Development

81 Krisnachura Project Demra Brack Concord Lands Development

82 Rainbow Land Ashulia Brack Concord Lands Development

83 Jalalahad City Amin Bazar Jalalabad Housing

84 Kobatak Valley Amin Bazar Kobolek Real Esiate

85 Concord River Sidc Dariakandi Concord Real Estate &
Development Lid.

86 Concord Pirojpur Projeet Madanpur

87 Siddirgon) Housing Project | Ali Road Siddirgonj Housing {Pvt.) Ltd.

88 Dreamland Housimg Project | Ashulia Officers Multipurpose Co-Operative
Socwely Lid.

89 Sahara City Futullah Baridhi Development

o Bhuiyan Napar Residental | Demma Diamond Property Development

Project Company
a1 Ashulia Garden City Ashulia Model Homes Lid.
92 [Jtiara Green Town Kathpara South Asia Housing Lid.
Century River City Purbachal Century Realily Ltd.

93 Banpalasi-i, 2 Gazipur (Green Velly Properties
Deveiopment Etd.

o4 Kingshuk Bithi Gazipur Kingsuk Grehayan Prokolpo

94 Kinshuk Karnaful: Ashulia Kingsuk Grehayan Prokolpo

a5 Kinshuk Tias Ashulia Kingsuk Grehayan Prokolpo

96 Kingshuk Meghna Ashulia Kingsuk Grehayan Prokalpo

o7 Kingshuk Rupsa Ashulia Kingsuk Grehayan Prokolpo

938 Sharakumja Mohammad Pur South-West Development Btd.

99 Unitech IMolding i.td. Kathgara Umtech Holding T.td.




100 Reliance Model Town Joar Shara Reliance Mode] Town Lid.
102 Gazi Housing Tongi Gaa Properties Lid.

1103 Ashkona City Ashkona, Uitara Givency Real Estate Lid.

1104 Rahat Housing Ashulia Rahat Real Estte & Construction
105 | Uttaran Ashutia | Mission Energy & Propertics Ltd.
106 Badda Madel Town Salarkul Darul-Islam Housing I.1d.

167 Sonargacon Resor City Sonargaon Linique Property Lid

108 {Inique Spring Cily Khilgacn Unigue Property Ltd

109 Uttara Unique Velly Askhona Unigue Property Lid

110 United City Bhatara Leptune Land Development Ltd.

112 Sayeeddnagar Bhatara Saudm Development Lid.

113 Bdd} Notondhara Joor Shoma Bddl Pvi. Lid.

114 Chrishian Association | Bhatara Christian Co-Operatives Lid.
Housmg-1,2

L15 Apon Nibas Satarku] Urban Development Litd.

116 | Darul Makan "

117 Sunvelly ” Swadesh Property Lid.

118 Anandanapar Project Ashulia Unknown

119 Sunvelly Ashulia Unknown

110 (Green Land Projcct Ashulia Green Land Housmg Lid.

111 Padma Housing Group Ashulia Padma Housing Group

112 Sad-Rose Residential Projeet | Gazipur Sadrose Housing Project

113 American City Khilkhet LInknown

114 | Rock City Khilkhet Unknown

115 Western City Khilket Western Cily Lid.

116 Quality Residential Project Mainertak, Uttra Quality Residential Project

117 Rang-De-Rang Genda, Savar Rang-Be-Brang Residentaal Project

115 Choice Palli Magarkanda Savar | - .

119 | New Ali Bahar Housing Shyampur, Fatullah | New Ali Bahar Housing Socicty

120 | Bikrampur Housing Ltd. Shyampur, Fatullah { Bikrampur Housing Society

124 New Modern Housmg Panchabati Fatullah

New Modem Housing Prajeci




122 AM.X Garden Chty Panchabati Fatullah | AM.K_ Garden City Ltd.

123 Afaznagar Panchabati Fatuilah | Unknown

124 Jubok Housing Narayongomn) Jubok Housing Ltd.

125 Heera  Jheel  Residential | Marayongonj Heera Jheet Property Lid.

Project

126 Rasila Garden City Bosiala Unknown

127 Basial Modcl Town Bosila Unknown

128 Shajalat Housing Mohammadpur Shajalal Housing Lud.

129 Chowdhury Real Estate Mohammadpur Shajakal Housing Lid.

130 Buriganga Housing Project Mohammadpur Chowdhury Real Listate (Pvt.) Ltd.

131 Mohanmmadpur Lakc City Mohammadpur Mohammad Pur Lake City
Embankment

132 Akkas Nagar Mohammadpur Akkas Real Estate Pyt Lid.

133 Masurabad Howang Project | Adabar Latif Real Estale & Pvi. Lid.

134 Sagufta Mirpur-12 N.M. Housing Pvi. L.

135 (Green City-1, 2 Mohammad Pur Amin & Momin Development

136 Hasnabad Housing Subadyza, Hasnabad Housiog Lid.
Keramgon)

137 Bhuiya Residential Project Abduliabpur, Bhuivan Residential Project Pvt.
Keranigonj Ltd.

138 Aghian City Khilkhet Ashian City Land Development Ltd.

139 Vulua Royal City Near Purbachal Vulua Royal City Pvi. Lud.

140 Capilal Co-Operalive | Tong Capilal Co-Operative Housing

Housing Society Ltd.
14} Nabi Nager Project Mohammadpur Mchammadia Housing Ltd.

Source: Literature survey, 2006




Table A-1: List of private housing projects approved by RAJUK

{Areg in hectare)

Sl | Name of company Name of project Location Area Date of
approval
01, | Eastern Housing Pallabi Residential Senpara, Parbala 30.44 23 03.84
Ltd {EHL} project. Mirpur
02. | Do Arambag Co-operalive Senpara Farbata 7.59 20% 84
Housing socicty, Miurpur
03, | Sikdar Beal Easwe Sikdar real Estate Shibpur, Rajrrasuri 12.73 133 %6
Bhanmondi
(4. | Eastern Housing Kalavanpur Land project | Bara Savek 479 29586
Lid. Mirpur
05, | Adarsa Chavanir Adarsa Chayanir Lttar Adab, Barab 1.5 )5.06.%6
Grohanirman {rnhanirman Samity
Samity Mirpur
06. | Abdur Bakqg Abdur Bafig Housing Famechandrapur 748 17.7.36
Housing Mohammad pur
(7. | Baimul Aman Co- Baitial Aman Housing Ramchandrapur 12 17.7.86
operative Housing | Socicty Uttar Adah
Saciety
0%. | Easlern Housing Cap Hasan Housing Tekunipara, 68 5 2386
Lid Complex, Tojzaon Maohakhali
{MNiketon)
09, | Mohammad pur Mohammad pur Famchandrapur 3801 163 86
Housing Picsiculhure Housing Borab
Coperabive Society
10 Feroia Properties & | Feroja Properiies & Ramchandrapur 3.33 13,4 87
Development DevelopmentResidemtial
Preyect.
11 Sunibir Sunibir Grihanirman Mohammadpur 1381 20.4.87
(rrhanirman Samabaya Samity
Socicty Mohammad pur
12 Dhaka Real Estate | Dhaka Real Estate Kaiasur 10,7 9887
Mohammad pur
13 Metropolitan Meiropolitan Chostian Mohakhali - 19 387
Christians Co- Co-opcrative Housing,
operative Housing | Tejgaon
Lid,
14 Janata Housing Jamata Housing Project Kafruot 4,41} 19.3.87
Lid. Marpur
L5 EHL Mohanagar Project Badda 197 21 987
l1a EHL Banasree & Afiabnagar Khilgaon, Badds 965 21987
17 EHL Postagola Residential Jurain, Suterapur 2737 22,1087
Project
18 EHL Raver Bazar Project Jafrabad 10.03 22 1087




operative Housing
Society

Sl | Name of company | Name of project Location Area Date of
. approval
19§ EHL Pallabi- 2™ phase Goran. Chat Bari 232 221087
Residential project
20 | EHL Stusmal Land Project Anadanagar 1131 22,1087
Bagbari, Mirpur
21 1 EHL K M. Das Lane Urban Dhaka 1.02 22 10.87
Residential Project, Word-3
Motijhec]
22 | Cap Hasan Housing | Cap Hasan Houstng, Patkpara, Scnpara 613 2. 1187
Pakpara, Mirpur
23 | EHL Postgela River view land | Gurain 9.23 18 039
project, Sutrapur
24 | Sheltech Private Mollica Residential Senpara Parbata 453 1790
" | Lid. project. Mirpur
-| 25 | Ms. Blue Star Real | Blue Star Apariment Kakrail - 22.04.50
Estate Ltd. Housing
26 | Probal Housing Probal Housing Md. Ramchandrapur 8.49 20.05 90
Ltd Pur
27 | Janale Co-operative | Janata Co-operative Ramchandrapur 4,65 22790
Housing Ltd. Housing
28 | East-West Property | Busundhara Residential | Joar Sahara, 305 30.7.90
Development (P+i) | Project, A-F Block Bhatara 24 12 90
Lid.
13 10 88
29 | Mukti Real Estate | Mukti Real Estate, Senpara, Parbala - 24990
Lid. Mirpur
30 | Shyamoli Housing | Shymoli Housing, Fayadabad 6.08 11781
Ltd. Uttara
31 | Rahat Reality Ltd | Rahat Reality Vola, Badda 4,00 9692
Residential Project
32 | Happy Homes Ltd. | Hatirjheel Project Tojkunipara 3.99 13592
33 | Susamaya Susamaya Uttar Khan - 6.2.94
Multipurposo Multipurpose Co-
Society operative Housing
Socicty
34 | Jahanirnagar Co- Arunapalli Kalma, Savar 8234 11.98

Source ' RAJUK, 2006




Table A-3: Tllegal private housing projects identified by RAJUK

S Name of project Project area Present status
No.
1 Noor Nagar Housing Project Satarkul ,Badda | Established Signboard
2 Town View Residential Projcct Salarkul, Badda | Established Signboard
3 Ashuha Model Town Projects. Ashulia, Savar | Established Signboard &
Started Land
Development
4 Dhaka Uddan Mohammad Pur | Established Signboard &
Dhaka Uddan Muiti-Purpose Society Started Land
Ltd Develepment
5 New Uttara Mode! Town Ashulia, Savar | Established Signboard
Junmina Builders Lid But Development Work
Stopped
6 Mudhumati Model Town Project Amin Bazar Esth, Signboard Started
Development
7 Somali Residential Project Barua Estb. Signboard Started
Showadesh Properties Ltd. Development
B Jumuna City Barua Estb. Signboard Starred
Jamuna Builders Ltd Development
9 Green Model Town Manda, Sabujbag | Estb. Signboard Started
Development
10 Basundhara River View Projeci Keramgonj Esth. Signboard Sterted
East-West Property Development Development
11 Afabnagar & Banasree Extcnsion Rampura Esth Signboard Started
Development
12 Yacation City ; Savar Esth. Signboard Stared
' Development
13 B C 8 Police Ofhcers Co-Operative Savar Esth. Signboard Started
Housing Project Development
14 Savar Model Town Project Savar Established Signboard
15 Bipail Project Savar Established Signboard
16 Faraji Real Estate Savar Established Signboard
17 Ashulia Abasan Project - Ashulia




SL Name of project Project area Present status
Na.
18 City Lands Project Ashulia
15 Addl Project Asghulia
20 Astuhia City Project (Partex Group) Ashulia
21 Paradise Beal Estate Project (Pariex Ashulia
Group
22 Hashem Real Estate Project Ashulia "
23 Rainbow Town Project Bract Concord Ashulia N
24 Praotasa Housing Project Tongi Ashulia ”
25 Main Land City Mohammad Pur "
26 Shyamocli Welfare Project Mohammad Pur "
27 Meena Bazar Project Mohammad Pur ”
| 28 Mabi Nagar Project Mohammad Pur 7
Mohammadi Housing
29 Ali Noor Real Estate Project Mohammad Pur
30 Janak Manam Model Town Mohammad Pur "
31 Rayer Bazar Model Town Mohammad Pur ”
32 Fenci International Project Mechammad Pur ”
33 Mohammadia Housing Project Adabar, Mchammed Developed
Pur
34 Chand Houasing 7 ”
35 Noboady Housing " "
36 Latif Real Estate Katasur, Mohammad ”
Pur
37 Basumati Residential Project Kathzldia, Badda Estb. Signboard &
Started Land
Development
38 Prominant Housing Project Mohammad Pur Developed

Source: RAJUK, 2006




Table A-4: List of private residential land development projects in the DMDP

Structure Plan Area

{Area in hectare)
Housing Name of Company Starting Legal
[#] Project L ocation Area Year Status
Herajhes! Property Registration
Basumoti DEUE|meent Ltd. 165 6 p:;:d:srs
i Housing Project Bhatara 5 1987 [FRLFPY
2 Sayesdnagar Saudia Property Dav. " 20 1987 lllegal
Beddl - BDOL property
3 Motondhara development Lid. Y 480 2005 Registared
Christian Mefropolitan Christian
Association Association
Housing project-
4 1 g 2000 !
Christian Meftropalitan Christian
Association Association
Housing
5 Project-2 g 2000 "
Apan Mibas Urban Property
(3] Housing Project Development Lid Satarkul 12 2040 RUP
ICAR City ICAE City Company
7 project Pwt. Ltd B 13 33 1968
Neptune Development
g United City and Holding Lid. ! 7333 2004 Registered
Swadesh Property Dev, 2066,
g Sunvellky Lid Satarkul, Beraid ! &7 2000 Repisterad |
Garul Islam Housing
10 DauHdakan Ltd. Beraid 267 2000 "
Badda Model Carul Islam Housing
ik Town Lid. * 53.23 20 "
12 Ananya Project Ananya Housing Lid, Asbulia 20 2002 RUP
MNimman Intemational
13 Nirnan Palace Lid. Muzar Mail 40 2000 5
Ballas And Southren Property Dav.
14 Green City Lid. ! 46 67 2001 Hlegal
15 Dehra Project Eastern Housing Ltd. Shimuliz "
16 Sun Valley Sun Valley Lid. N | 40 egal
Shine Pukur Holding
17 Sun City-1 Lid - &0 2000 lllegal
18 Mavana Village | Navana Real Estate Lid. Jamgara 48 2001t Registered
Brac Concord Land
19 Garden Island Development Lid, " 60 2001 llegal
20 Ashulia City Eastern Housing Ltd. " Registered |
Rupayan Rupayan Development
21 Abasan-2 Lid. B 48 201 Registered
Greenland Greentand Housing Lid.
22 Proiect Project “ 4 20 Hlegal
Fadma Housing Padma Group
22 Froject - 13.33 200 Hlegal
Gity Land Partex Graup
24 project ! lilegal
25 Ashulia City - " llagal




26 Rongdhunu | Hashem Realestate Lid. Teongabai 2000 liegal
Hewsing Name of Company Starting Legal
ID Project Location Year Status
Rupayan Development
27 Ahsulia City Ltd Ashulia 2000 Registered .
Ahsulia Garden - ,
28 City : * 2001 lliegal
Khagan Abasik Eastern Housing L.
29 Prokolpo Khagan 2002 Registerad
Ashulia Model Amin Mohammad
A0 Town Foundation Ltd. ! 20M Registered
M.A Ohaband Sons
k! Chayakunjg-3 Ltd. Khagan 1599 Registered
. New | ttara Jamuna Bulders Ltd,
32 Madel Town Tongi 2000 Renistered
Green Valley Properbes
a3 Banpalagi-1 Ltd, Lohaleur 2003 Iegai
Green valley Properbes
4 Banpalasi-2 [td ! 2003 "
Kinkshuk Grehayan
35 Kingshuk Bithi Prokolna Lid. * 2001 !
Chayakunja M.A_ Ohab and Sans
36 | Abasik Prokolpa Lid. Gazipur 2003 Registered
Sad Rose Sad Rose Abasan Lid.
37 | Abasan Project Candana 2004 lilegal
Great Wall City- Great Wali Housing
2 1 Lid. Gazipur 1895 lllegal
Bithika Abasik | Great Wall Housing Ltd.
38 Prokelpa Gazipur 1958 llegal
MNew Gulshan Mohammad Housing Board Bazar,
40 Model Town Lid Gazipur 2002 Hlegat
HMiloy Abasik Maboday Housing
41 Frokolpo Society Ltd. Gacha, Tongi 1958 RUF
Milachal Shine Pukur Holdings
42 | Housing Project Ltd. Tongi 2000 Iiegal
G3ovt. Intervenbon ot
43 Nikunija Joar Sahara - proposal
Lack City Concord Real Estate Landuse
44 Concoard and Development Lid. * - clearance
45 Jamuna City Jamuna Builders Ltd Hazi Camp. 2004 | Registered
48 Amarican City - Joar Shahara 2004 {Hegal
Sharnali Abasan | Swadesh Property Lid.
47 Project Domni, Barua 2001 Registered
43 Fink City Xonovaley Joar Shara 2003 Registerad
48 Rock City - B 2004 lllegal
50 Western City Western City Lid " 2005 lllegal
51 Park city Park City Ltd. . - Hlegat
Refiance Model | Reliance Development
52 Towm Lid. “ 2001 Registered
53 Ashikona Cily Givency Real Estate Utara 2000 Registerad
Mozammel Mozamme|
54 Praperty Development Pvt. 1id. 1997 Iegal
55 Quality Abasik - ! 2003 Hegal |
o6 Banarupa Banam property Mainer tek 1209 Landuse |




Development Pt i td. | clearance
Housing Mame of Coempany Starting Legal
in Project Location Arca Year Status
Jalalabad Model |  Jalabad Model Town
57 Tawn Development Ltd. Mabinagar - 2004 legal
Rong-be-rong -
58 | Abasik Prokolpa 3enda 1.33 2003 llegal
Ananda Wodel Ananda Model Town
55 Towt Lid. “ 4.16 2002 lliegal
Excelence International
50 Wacation Cily Ltd Hamayetpur 3333 2001 lilegal
Bangkadesh
West Town Development company
1 | Abasik Prokalpa Lid. ! 80 2002 Registered
62 Ford City Farmiand Housing Ltd. : 2 2000 lllegal
63 | Janata Housin Janata Housihg Ltd “ & 2001 lliegal
Sugandha Sugandha Property
&4 Praperty . Development Lid Hemayetpur 2333 1898 ltlegal
Kobotak Real Estate
65 Kobotak Valley Lid. Amin Bazar 33.33 1959 lilegal
Modhumati Metro Makers and 2133
55 Model Town Development Lid. - 3 2001 Registered
67 Choice Polly - Magarkanda, - legal
68 | Allnsaf Nagar | AlInsaf Corporation Lid. Amin Bazar - "
Mew Ali Bahar | New Ali Bahar Housing
89 Housing Lid ! 1.33 200 i
Bikrampur
70 Heousing Bikramput Housing Lid. Faridzbad -
Angina Hausing Angina Housing Ltd.
71 Frokolpo Capa |drapur 2.13 2001 Registerad
Baridhi Development
T2 ' Baharg City Lid. Fatullah 2003 llegal
[E Fusen Housing Rusen Housging L. Panchabati 2 1997 N
MNew Modem New Modem Housing
74 | Housing Project Lid. Fatuflah 2001
A-M-K Garden Panchabat,
T3 City Project Ad-K Garden City Lid. Fatullah 2001 "
Afajnagar Afajnagar Housing Lid
78 | Housing Project : 2000 "
77 Rupayan Town | Rupayan Housing Lid Baghar 40 2000 Registerad
Madani Nagar Mohammadi Housing
78 Project Lid. Panchabati 20 2001 lllegal
Jubak Heosing Jubak Housing Lid.
78 Project MNarrayangon 12 2003 RUF
Radhani Brac Concord Land
B0 Frokolpo Development. Matual &0 20040 Negal
Demra Abasik Eastern Housing Lid.
1 Prokolpo Demra 2001 Registered
Eastern Eastern Housing Lid
82 Housing Daigar, Demra Registered
83 | Siddhirgenj pro. Jajira Housing L. Atfi, Narmyangonj 2001 lilegal
g4 Bhuiyan Gity Mavana Housing Lid. Adam) 140 2002 Registered
85 | VumiProkolpo Govt. Officers of - - lllegal

Adi, Siddhirgonj




Ministry of Land

Housing Mame of Company Starting Legal
D Project Location Area Year Status
Hirajheel Abasik Hirajheel Property MNaya A,
88 Prokalpo Development Lid. Siddhirgon] B0 1995 | Registered
Bangladesh
Development Company Kanchpur
a7 East Town Lid. Sonargaon 53.33 2002 Registered
Bangladesh
Development Company Madanpur,
88 New Town Lid. Sonargaon 5333 | 2002 | Registered
Concord City Concord Real Estate
89 { Pirojpur} and Develaprment Lid. N33 2001 Registerad
Sanargaon Unique Development
a0 Resort City Ltd. Sonamgaon 2667 2004 RUP
River Side GConcord Real Estate
9N Concord and Development Lid. Darnakandi 5333 | 2001 Registerad
Kaderabad Kaderabad Housing Ltd.
g2 Housing Project hMohammadpur 1897 lllegal
Ali Moor real Ali Noor Real Estate
g3 gstate Ltd. Bashila 2001 lllegal
Basghila Garden
g4 City Bashila Garden City Lid. Bashila 2003 lllegal
Eashila Mode| Bashila Model Town
85 Town Ltd. 2003 lllegal
Shzhjalal
86 | Housing Shahjslal Housing Lid. * 16 - Registered
Chowdhury Chowdhury Real Estate
g7 Housing Project Ltd * 16 2002 lllegal
Surriganga
88 | Housing Project | Burriganga Housing Lid | Mohammadpur 16 2004 lllegal
Mohammadpur
g9 Lack City 3 2004 tHlegal
Mabinagar Mohaimmadia Houging
100 housing Lid tMohammad pur 2003 Hlegal
Dhaka Uddan
Multpurpese Society
161 Dhaka uddan Ltd. “ 2007 llegal
102 Akkas nagar Akkas nagar Lig. - - llegal
Nabodoy Nabodoy Housing Ltd.
102 Housing 15995
Shymoli Welifare -
104 Housing -
Mohammadia Mohammadia Housing
105 Housing Ltd. 1987
Japan Gaden Japan Bangladesh
108 City Friendship Ltd. Adabar 32 2002
FC culture Mohammadpur Housing
107 Housing Cooperative Society Ramchandrapur | 1520 1986 Approved
108 | Probal Housing FProbai Housging Lid, Ramchandrapur | 3.28 1930
109 Munsurabad Lakif Real Estate Ltd. Wazar Road - 1930 RUP
Privanggon Phyangan Housing Lid.
110 | Abasik Prokelpe Bisil 1.2 1687 legal |




111 Turag city Frivangan Housing Lid. ! 2 1998 lllegal
Housing Mame of Company Starting Legal
i Project Location Area Year Status
Janata Housing
112 Project Janata housing Ltd. Mirpur 2 1985 Approved
Popular Popular housing Ltd.
113 | Heusing project Mirpur-2 1995 llegal
Far-east Far east Development
114 | Housing project Pl Ltd. Mirpur-2 - 19598 "
Hasnabad Subadhya,
115 | Housing Projesct Kemnigong - -
Basundhara East west Property
118 River View Development Lid, : .| =40 2002 | Registered |
Gias NagarHousing
117 Gias-nagar Ltl. Abdullahpur 667 1999 illagal
Bangladesh
118 South Towh Development Company 53,43 2001 Registerad
Bhuiyan Abasik -
118 FProkolpa 20 2001 lliegal
120 Anwar city - 2 - {llega!
121 | Jubhak Housing Jubgk Housing Lid. * | 9.33 2003 REUP
Moula Housing | Moula Real Estale Ui,
122 Project ¥ 24 - Hegal
M. M Housing Limited 4265
123 Sagufta Wirpur-12 7 1956 Reqistered
Shine Pukur Holding
124 Shing Pukur Lid. Mirpur-2 - 19599 IHegal
125 | Shikder housing Shikder Housing Ltd. Mohammadpur 200 1988 llegal |
Sikder Real
126 Estate Sikder Real Estate Hd. “ 22 19495 Approved
South West
127 Shorokunjo Development Lid. * 20 2003 lllegal
Rayer Bazar .
128 Model Town ! 24 2002 lilegal
Sadak Magar
128 Model Town 24 - llegal
Ali and Moor Ali and Moor Real
130 Real Estate Estate . 17.6 -
Ashian Lands 466 5
131 Ashian City Development Lid Uttara 7 2004 RUFP
132 Ashian City - - - 2003 " I
Great Wall City | Great Wall Housing Lil.
133 2 Yusufger| 120 2005 Megal
Vulua Royal Vulua Royail City Lid.
134 City ¥ 15 2005 RUF
Century River Century Reality Lid.
135 City - 140 2003 Reqistered
Capital Capital Corporats
Corporate Housing Itd.
138 Housing Tongi 4 fllegal
Chalantica Property
137 | Turag Prakolpo Develnpment Lid, 1995 llegal
Green Model Amin Mohammad )
138 Town Foundation Lid Sabujbag 200 2002 Registered




i

Housing Name of Company Starting Legal
D Project Location Area Year Status
Banasres Eastern Houging Lid. 180.2
138 Hausing Ltd. Rampura 8 1887 Approved
Eastern Housing Lid 2171
140 Aftabnagar - B 1987 -
Cap Hasan Housing
141 Miketan society Complex Tejgacn 27.4 1887 Approved
Basundhara (A- East West property
142a F} Development Lid. Joar Shahara 1225 1987
Bashundhara East West property Unapprov-
142h {G-Py Developrment Lid. Rhatara, Satarkul | 1400 2001 ed
Total 1025
143 2.08

Source” Field Survey. 2006
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Table A-5: Conversion of high value agricultural land

{Area in hectare)
1D No Name of the project Name of company Converted area
15 Dehra Project Eastern Hougng Ltd. -
18 Navana Village Navana Real Estate 48
Ltd.
19 Garden Island Brac Concord Land
Development Lid. 60
20 Eastern Asulia Eastern Housing Ltd
21 Rupayan Abasan -2 Rupayan Development
fid 48
22 Greenland Project Greenland Housing
Ltd Project 4 |
3 Padma Group Padma Group 1333
25 Partex Asulia City -
26 Rangdhunu Hashem Real Estate
Ltd. 13.33
27 Rupayan Asulia City Rupavan Development
Ltd 60
28 Ashulia Garden City - 667
29 Khagan Abasik Prokolpo Bastern Housing Ltd.
30 Asulia Model Town Amin Mohammad
Foundation Ltd. 213.33
31 Chayakunja -3 M.A. Ohab And Sons
Lid. 23.33
60 Vaccation City 13.33
Totai=15 503.32
Table A-6: Land development activities on the flood NMow zone
{ Area in hectare)
1D no | Flood flow zone | Name of Project Name of Company Arca
11 Balu flood zone | Badda Model Town Darul Islam Housing Ltd. | 53.33
50 Western City Western City Lid. 60
51 Park City Park City Ltd. -
133 Great Wall City 2 Great Wall Housing Ltd | 120
134 Vuiua Royal City Vulua Rovyal City Ltd. 16
135 Century River City Century Reality Lid. 144
32 Turag flood New Utiara Model Jamuna Builders Ltd. 400
zone Town
60 Vacation City Excellence International | 33 33
Lid
63 Burriganga — Janata Housing Project | Janata iousing 1td. 6
69 Dhalestrwarl New Ali Bahar New All Bahar Housing { 1.33
lood zone Housing Ltd.
70 Bikrampur Housing Bikrampur Housing Ltd. | 2 33
72 Sahara City Raridhi Development
Lid.




1d No Name of Project Name of Company Area
73 Rusen Housing Rusen Housing Ltd. 2.33
91 River Side Concord Concord Real Estate and | 33.33
Development Lid.
93 Burriganga — | Ali noor Real Estate Ali Noor Real Estate Lid.
94 Dhaleshwari | Basila Garden City Bashila Garden City Ltd.
95 flood zone | Basila Model Town Bashila Model Town Ltd.
26 Shajalal Housing Shahjalal Housing Lid. 16
97 Chowdhury Real Estate | Chowdhury Real Estate
Ltd 16
9% Burriganga Housing Burriganga Housing Ltd. 16
a9 Mohammdpur Lake
City
100 Nabi nagasr housing Mohammadi Housing
Ltd.
101 Dhaka Uddan Dhaka Uddan
Multipurpose Society
Lid.
- 102 Akkas Nagar Akkas nagar Ltd.
153 Nobodoy Housing MNabodoy Housing Ltd.
104 Shymell Housing -
105 Mohammadi housing Mohammadi Housmg
Lid.
106 Japan Garden city3 2 Japan Bangladesh
Friendship Ltd. 3.2
107 PC Culture Houising Mohammadpur Housing
Cooperative Society 15
108 Prabal Housing Probal Housing Ltd. 3
110 Priyangan Abasik Privangan Housing L.td
111 Turag city Privangan Housing Ltd 1.2
115 Hasnabad Housing -
Project -
1i6 Basundhara Riverview East West Property
Troject Development Lid. 240
125 Shikder housing Shikder Housing Ltd. 200
126 | Sikder Real cstate Sikder Real Estate ltd 22
127 Shorokunja South West Development
Lid 20
i28 Raycrbazar Model -
Town 24
129 Sadek Nagar Model -
Town 24
Total= 1488.38
39




Tahle A-7: Conversion of sub flood Now zone

{Areas in hectare)

Id No Name of Project Name of | Area
Company
41 Niloy Abasik Prokolpo | Naboday Housing | 46.67
Society Ltd.
46 Amerian city C - -
47 Sharnali Abashan Swadesh Property | 406.67
Lid,
49 Rock City - -
64 Sugandha Properties Sugandha Property |.33.33
Development Lid
65 Kobotak Valley Kabotak Peal 3333
Estate Ltd.

66 Modhumati Modetl | Metro Makers and | 213.33
Town Development Lid.

67 Choige Palli - -

68 Al -Insafnagar Al Insaf -

Corporation Ltd.
117 (Gias Nagar Gias Nagar 6,67
Housing Ltd.
118 South Town Bangladesh 5333
Development
Company

119 Bhuiya Abasik - -
Prokolpo

142b Basundhara cxtension | East West | 1400
(F-P) Property Ltd.

Total = 13 225333




/ | ,_’“ﬁ]@ £ wp s

b Jx"’"ﬂl e AdGaal AR Hapla Ty
~ " - Q{E %R\~ VLTER-R LR Bt A -
A N S i i 2
505 AV
Q .1)‘} )

‘o‘:",j'll wdlﬁ-

1-.‘ 1-1'1I'11]

R - gEmR

- |EX TRV T AT

Aadid ™ (a4 BN Haoi 3 i Braa BlEalaraocs " ad e v Al ool
5 o Fafratenia- Sow ey spentey By it s wilanfl e sregon aafB i -

) Wil 4], Yetiel 8 e fa amleT - BT
0 2B, et 8 AE urha - ' FHI
(w) A, 4R« aw aFling - HARY
(@) A, o e . RRA]
{@) Ao, el [&n}l-{ sldqas a I*iff"ﬂ'{ ‘-IIJI’-lTE’i‘;{ - AW
{b) W% ®Ba, alkvilang e | - HAH)
{8} pi-Alba (i, Yaud b s wrliag | - BB
(i) slab Seaiell, At wfiudd - 3ot
Cny R, aldlR] SHpe pgisg, Bl - Al
fSa mﬁjﬁﬁﬁttm i e - ARF
ghf;,wmm dleaticn Sl Sedie (A6 sl . 53]
(33) thulaaid, wlwin faizx '#"fg'-‘l’l-t', el - HH3
{33) i sl gIne LG Eu B e RiE - LD

mﬁma #limfdia Fmﬂ“l I-

3 ofulve Medvatia wy Sl ool Wi #a 0 @t BT Samy slwies poly
A SR

b el g Aun Ay Wi el waiBre gee a PR Bam Aty SR il

Gian|
B =fka wumtet,
i
(Cury) % Tagg B4 TER
oAl (el
FRRG Y £ AMGG40 )

i) TN Sihie) s,
(Bt Tl



	00000001
	00000002
	00000003
	00000004
	00000005
	00000006
	00000007
	00000008
	00000009
	00000010
	00000011
	00000012
	00000013
	00000014
	00000015
	00000016
	00000017
	00000018
	00000019
	00000020
	00000021
	00000022
	00000023
	00000024
	00000025
	00000026
	00000027
	00000028
	00000029
	00000030
	00000031
	00000032
	00000033
	00000034
	00000035
	00000036
	00000037
	00000038
	00000039
	00000040
	00000041
	00000042
	00000043
	00000044
	00000045
	00000046
	00000047
	00000048
	00000049
	00000050
	00000051
	00000052
	00000053
	00000054
	00000055
	00000056
	00000057
	00000058
	00000059
	00000060
	00000061
	00000062
	00000063
	00000064
	00000065
	00000066
	00000067
	00000068
	00000069
	00000070
	00000071
	00000072
	00000073
	00000074
	00000075
	00000076
	00000077
	00000078
	00000079
	00000080
	00000081
	00000082
	00000083
	00000084
	00000085
	00000086
	00000087
	00000088
	00000089
	00000090
	00000091
	00000092
	00000093
	00000094
	00000095
	00000096
	00000097
	00000098
	00000099
	00000100
	00000101
	00000102
	00000103
	00000104
	00000105
	00000106
	00000107
	00000108
	00000109
	00000110
	00000111
	00000112
	00000113
	00000114
	00000115
	00000116
	00000117
	00000118
	00000119
	00000120
	00000121
	00000122
	00000123
	00000124
	00000125
	00000126
	00000127
	00000128
	00000129
	00000130
	00000131
	00000132
	00000133
	00000134
	00000135
	00000136
	00000137
	00000138
	00000139
	00000140
	00000141
	00000142
	00000143
	00000144
	00000145
	00000146
	00000147
	00000148
	00000149
	00000150
	00000151
	00000152
	00000153
	00000154
	00000155
	00000156

