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ABS'll:'ACT

As a capital of a developing coltlJ(ry. me~a cily Dhaka 15 cxpniencing ()ll!stunding

growth (!\'~r the last one dL~ade_Dha~" hdS~~p,,[)ded17.88 times frOlll its inillal ,ii~

(}Ver the period 1951-2001. in the Same lime S;}J[] population h"d increased 25,09 fold"

Acc()rding 1ll200 [ Cen,m. Dhaka Mega ellY ac~omm(}dates 10,7 million people. a JnojOI'

share of37.45% of the total urban p"puiacicll1 of the countIY (BBS. 2003), In rc,pon;c; (c

the growing demand of housing Jnd other urban uses, private land dcveiopillenl

companies have emerged as a dominnnt f(l'Ce ill the land market and posing ,lgnilicanl

impact on lnncl dc,~luPlll~ot and planning. In orckr jll regulate and guide u,-bal1

development, Dhaka Melmpolilan Oe\'clOplltClll Plan (DMI)I») has stated polLeLes 1m- lhe

penod 1995-1015. Like many other third "'orld cOllotnes Dhi1ka also growLng

pr~dominuntly in an unplanned l1l,mner. eHn allLl' t~e enJctm~tH of several acls ,1I1d

planning documenl,.

Thi; L'es~arch attempts to ldenLLI:\ the locations aud (rend of1esidentiailand developmell1

projects by Private Llild Developmenl Companies (I'LDC). List of private lund

development pl'ojects within th~ Dh3k:i M<:tlo (DMDP) at'~n hns heen ~ollecled Ii'om

various ,ources like R.AIUK. REH/\l3 Vail'. lleW~ papel" 3dveltisemenb and li'OIn

internel'. A CPS sut'vey "as cOl1ducted alld 14} L'c,id~llll,,1 lal1d development projeCIS

were found within the DMDP area. In additJUn to lield survey. aboul 20 developers w~r~

il1t~rvicwed to gd idea UbOUIthc factors r~'pons;ble fo!' exist Lng trem! of dewlQpl11elll,

Tbi~ rcsearch focuses on thrcc ubiecti\'~" (i) 10 identity till: trenu and loeationalaspC'Ct';

Qf private res,dent d bnd dCl'cll1PlllCLlI'lcl i\ iIieo in Dhaka M ct,o A r~a sincc I 995. (i i) 'I"()

el'"IU;l(e the land developmenl ilctil'itlC, a",i,L< ,ompJtibi!i:v "Llh the stJted policic.\ (,,'

DMDP (1995-2015) (iJi) Ta fLnd the ,iluses af deviallon from D[l,1DI' and

tccommendation for strcLlgtheL1iI1gen forCCIl1Cnlor Slrtld ure plan,

Findings from the study depict Ihe li,e( that a sLgnilicanl share of oogomg land

dcvclopmenl project, docs not have any kind of ~ppro\, al 1''''111l'e levant authuntie,. l\ !any

of (he projects have vlOlat~cl (h~ policies swtccl in DMDP and are encroachmS areas

demJrcatcd as l'e~lri~leJ zones, i.s a rc.,,,11 high ,aluc agriclIIllLl'JI land and t100d now

zonc,; of Dlwka are ill CQn.,tant thr~ill. ThiS rc"eJrch pOItrays lh~ currcnt trend 01 land

comersion by I'Rl.DI', which h:lv~ ,eve,e cnvllOl1nJtll1al impact On the ,ily.

"
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1.1 Introduction

The Dhaka Metropolitan Development Plan (DMDP) 1995-2015 provIdes a long term

strategy for 20 year:<:for the development of greater Dhaka sub region. The geographlc

boundary of the plan consists of 1528 Sq. km (590 sq. miles) that lies Ln3 distncts,

Dhaka, Narayangonj and Gazipur covering 5 municipalities namely Savar, Narayangonj,

Kadamrasul, Gazipur and TOngl and the area of Dhaka City Corporation. The plan

provides planning guidelines, techniques, standard, development control procedures and

provIsion of physical and social services for metro Dhaka's planning and development.

This plarming document states direchon offuture urban gro'>Vthand defines a broad set of

pohcies to achieve overall plan objectives (Haque, 1999).

The present estimated population of Dhaka Metropolitan Area (DMA) is 10.71million

(BBS, 2001). According to DMDP forecasts the populatIOn of Dhaka city wi\] be 15 56

million at the end of the plan period. UN World Population Center estimates at 2005 the

population of Dhaka city is 13 million and by 20]5 it will have to accommodate 23

million people To accommodate the gro".,.;ngpopulation, Rajdhani Unnayan Kartripakha

(RAJUK) and large number of developers are involved with hundreds of housmg and

land development projects It IS estimated in DMDP that between 1983 and 1991 some

14000 acres of land was converted into urban land use, mostly for residential

development and located ill the I.lrban fringe (DMDl', 1995) But most of these land

development projects for rCSLdenllal use are being done in an unplanned way

contravening to the DMDP struClllreplan 1995-2015.

The year 2005 IS the mid point of the structure plan time span. This study intends to

asseSS the present development process of the city in the light of poliCies stated in the

DMDP It also intends 10identify the trend and the factors responsible for the process. It

is expected that it would reveal information about the current trend of unplanned growth

by the private sector.

1,2) Background and Present State of the Problem

RapId urbanlzatlOn characten7..ed by the growth of large cities and to\\'ns is a common

phenomenon in the devciopmg countries. Cities ofthe developing countries are growmg

at a rate much faster than those of the developed world. In Bangladesh the urban

population grew ITOm6 millions ltl 1974 to 302 milhon in 2001 (Hossain, 20M). The

1
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fast growmg urban population of our country is concentrated in the major cities and

towns, especially In Dhaka. Dhaka alone has the highest concentration with almost 40%

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

Before 1971, physical development of Dhaka took place Onthe available flood free land,

but last two decades Dhaka is expandmg in an unplanned way encroaching river, lakes,

low-lying areas, agricultural lands. The triple charactenstics of Dhaka, capItal city. mega

city and prime city, attract people from all over the country and increase the demand for

housing and other related services. Due to scarclly in the supply of flood- free land, low

lymg areas are filling above flood level and usmg for all sorts of development activities,

However, the rapid populahon growth of Dhaka has led to the rapid expansion of the city

both vertically and hori7.ontally. In recent years, in the process of development, the

domrnant role is played by the private sector, while the public sector limited itself to

infrastructure development and service provision, Failure of the public sector to meet the

demand and need of the citizens has provided opportumtles for the private real estate

developer to cnter into the urban land market.

In the capital, the land development project for residential use started a long time ago by

government agency. In the Pakistan penod several residential areas were planned in

Dhaka such as Dhanmondi, Lalmatia, after the liberation, Gulshan, Banani, Baridhara,

Uttara were designed for the high income group. But government failed to cater the

increasing demand ofhousmg in Dhaka Cityand outside.

A close scrutmy of the development process of the city reveals that most parts of Dhaka

have developed in an unplanned manner. Desp'te havmg Master plan (1959) and DMDP

(1995-2015) very few parts of Dhaka have developed in a planned manner. Lack of

implementation of proposed plans and policies can be identified as major drawback of

urban planmng sector of Bangladesh, Violation of planmng policies and laws is a

common trend Especially, it became a crucial task to control and regulate the private

land development companies of Dhaka. All the developers should follow the policies

2
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stated in the DI\1DP during the implementation of the projects. Bul the profit onenled

motive of the developers has become a threat to the overall environment ofthe city .

1.3) Objecti\'es

The aim of the study is to investigate the locational aspects and trend of private

residential land development projects in Dhaka Metropolitan Area smce 1995 and its

compatibility with the policy stated in Dhaka Metropolitan Development Plan 1995-

2015.

Objectives
1) To iden\lry the trend and locational aspects of private land development ac1:Jvities

for housmg in D.MDP area since 1995

2) To evaluate the land development activities and Its compatibility witll the slaled

policies ofDI\1DP 1995-2015.

3) To find out the causes of deviation from DJI.1DP Structure Plan and

recommendation for strengthening enforcement of structure plan.

1,4 Outline of the Methodology

The Methodology of the study 'ncludes the following steps-

1.4.1) Selection o(the Stud~. Area

The total DMDP area i, ,c!ected as the study area (Figure 1,1) because the private

residential land development acti~ ities mainly occurring in the fringe and peripheral areas

of the central Dhaka CIty. Study area covers about 1528 ,q, krn,

1.4.2) Data Collection

1.4.2.1) Literature sUn'ey

An elaborate literature survey on the topic ha, been done for better understanding and

representation of the problem, To gel real phenomena of the problem various books,

Journals, related thesi, papers, project reports have been studied.

j
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1.4.2.2) Collecoon of map

Map prepared by DMDP is used as a base map (Figure 1.1). It is collected from the

RAJUK. Maps of different restdential areas are collected from the developers and

different government and non-government orgaJlizations,

1.4.2J) 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 pcepare a list of residential land

development projects within the DMDP area, All the available residential land

development projects working within the DMDP arca are mcluded in the list (appendix-

I) Thus the following sources are utlhzed-

• RAJUK - Development of township in the metropolitan capital is

regulated by the TOV,l1Improvement Act (TI Act) of 1953 Under the

Act, the Rajdhani Unnayan Kartripakkha (RAJUK) has been

empowered to develop, improve, extend and manage the city and the

peripheral areas through a process of proper development planmng and

development control. As a concerned institute for development RAJUK

gives approval for any kind of development within its jurisdiction. A

list of permitted housing projects and a list of housing prOjects applied

for approval have been C<Jl1ectedfrom RAJUK.

• Daily News ?aper: - The "Daily lttefaq" dated from 1995-2005 was

reviewed, because most of the developers post their advertisement to

this news paper,

• Real Estate and Housing Association in Bangladesh (REHAB) Fair:

REHAB fair is the biggest exposition of Real estate and developing

sector organized by REHAB evef} , year. Information about land

development projects are collected from this fair.

• Internet: Internet is vastly used as a source of getting information for

this purpose because private developers put their advertisement in the

internet and maintain offiCIalweb page of their projects

5 •
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1.4.5) Reconnaissance Survey

In order to familiarize Withthe field condItion a reconnaissance survey was done.

1.4.6) Field Survey

As eVIdent from the objectives stated, this study is mainly based on data drawn from

pnmary level of mvestlgatlon, To ,dcntlfy the spectfic location of the hsted projects on

the map, a Global Positioning System (GPS) survey is done to get the eXllct location of

the projects. The point is collected by visiting the project, hut it was not to possible to

demarked the area of the projects, so a point is taken to represent the location on the map.

1.4.7) Questionnaire Survey

Questionnaire survey is carried Ot:l among 20 developers to gel detail information on

different aspects, The survey is wnducted by using pre-designed questionnaire. Land

development companies are selected from the surveyed prOjects and key personnel's are

intervIewed to get informatlOn on various aspects of the development process. To get

other related data local people are lntcrvicwed. About 50 peoples are interviewed from

d,fferent sites to understand the present practice of private developer at that locality,

1.4.8) Data Processing and Analysis

The data obtained through literature survey, field survey, questionnaire, and observation

survey has been classified, tabulated and presented in the form of maps, tables, and

graphs usmg Excel, Arc/info, ArcJview and other software.

1.5) Limitation of the Study

I) Data Collfition Some of the primary listed projects are not found during the

field survey, Because there vv'asno signboard or field office to IdentifY. More

over it needs extensIve field survey to identify the entire projects. So total

number ofprOJCCtsmentioned in the primary list do not match with the number

of primary projects sho'Wllon the map, Primary list is prepared on the basis of

advertlsement on the paper, internet, and Rehab and RAJUK list.

2) Map Prepal'ati,:m: A GPS point based survey is done to identifY the exact

location of the projects, But it was not possible to show the total area of the

PRLDP on the map. because it needs extensive field work, enough man power,
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and sufficient funding. So that, to identify the locallon, a distinct poml (mostly

middle) of the projects is taken and thus is sho\\lll on the map. It was difficult 10

obtain informatlOu regarding the exact boundary of the projects.

3) Ana Calculation: The area of the housing projects 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 fmilid. All the calculation J
is done on the basis of the g,ven information. Moreover, the area of the 46

numbers of housing projects can not be collected. These projects are omitted

when the area is calculated for different d~ignated areas in the evaluation

process,

1.6)Organization ofthe Chapters

This research is organized into seven chapters. Introduction, the first chapter, describes

background information and sets up objectives, methodology of the study. Second

chapter describes the concept and application of town planning in several CItIes in the

world. It tries to review the policies of the present prevailing plan for Dhaka city. This

chapter is followed by the physical, demographicaJ and urban development

characteristics of Dhaka city. It also discusses the process of private and public sector

land development activllles for residential usc. The study, then tries to identIfy the

localJon of the Private Residential Land Development Projects (PRLDP) withm DlYfDP

area and show the trend of the development activitIes. Chapter five exarll1nes and

evaluates the present land development activities with the stated policies of DMDP

structure plan. Chapter six tries to identify the factors related to the development of

PRLDPs. The study cnds with drawmg some recommendations of the effectiveness of the

strategy in ac<:omphshing Its objectives

8
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Chapter Two:

Dhaka City and Its Urban Development



-
2.1) Introduction
Less developed counlnes are: on the whole, slow to embrace many ideas pertaining to

strategic land use planning and development controL (Capram. 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 list of

government pnorities. However this chapter intends to describe- a brief description of

different plan aspect of the DMDP structure Plan and a review of some city planning ;n

the world

2.2) Concept of Town Planning

There arc probably as many concept:; of planning as there are plannclO, possibly more

Most would accept, however. that to"'" planning is concerned Vv,thtalking an objective

and rational view of future condltions, assessing what society desires its destiny to be,

forecasting the amount of change, estimating the degree of control required and

formulating a policy to take account of this destiny, change and control (Ratcliff, 1976).

Andrueas Faludi defines-

"Planmng is an anticIpatory and prcpanng; makmg arranges or provision for the future

Al the core of city and regIOnal planning IS spatial, physical, or land use planning. This

involves _ making arrangement for the future use of land by people and secunng those

arrangements by regulatmg and promoting changes in tho,'..lseof land and building."

He also added "The purpose is to explorc 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 involvc mte",ening in the rights of indlVidual to carry out change and directing

change in thc interests of the client"

The 'concern' of town planning is the formulation and Implementation of plans and

pohcies or other arrangements for the development and conservation of the land and the

env,ronment spcclfic decisions measures for improving physieallivmg conditions.

American Institute of Planners defines' Planning' in the artJc1eII of their constitulion that

" the planning of the umfied development of urban commumlies and their enVlrons

and states as expressed through dctermination of comprehensive arrangement of land

uses and the land occupancy and regulatIon thereof( Faludi. 1976).
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According 10Ratcliff 'Town planning is a reconciliation of socia! and economic aims of

private and pubhc objects. It is the allocation of resources, particularly land, In such a

manner as to obtam maximum efficiency, while paymg heed to the nature of the built

enVl[onrnent and the welfare of the community Town pia/wing aims at securing a

sensIble and acceptable blend of conservation and exploitation of land, as the background

or stage for human activity_ This involves the process of establishing the desires of the

community, formulating them In a manner that faclhtates comprehensive and discussion,

prepanng a policy for their adoptlon, regulatmg the degree and proportion of public and

private investment, guiding the provision of public services, initiating action where

necessary, and continually examining the effect of adopted pohcy making adjustment if

required."(Ra.tcliff, ]981)

Accordmg to the Royal Town Planning InstItute (RTPI), UK, 'To'Ml planmng embraces

all forms of development and land use aL1:ivities.II operates in all social strata and on

several inter-related spatial level- local, rural, urban metropolitan, regional, national and

international, It is concerned with the promotion, guidance, enhancement and control of

development in the constantly changing physical environment in the interest of the

common good by respecting the rights ofindividnal" (Haque, 20(4)

2.3 Structure Plan as a Technique of Town Planning

TIus is basically a wnlten statement accompanied by any necessary supportmg

dIagrammatic lilustrations and is dCSlgnated to introdm::e a large measure of flexibiEty

mto the system, The structure plan is intended to translate national and regional,

economic and SOCIalpohetes into a local context and in doing so provide a framework for

the implementation of local plans, While establishing the general aims and proposals for

the area it should also contain the overall development control policy which can then be

applied in particular circumstances at the more detailed and specific local plan stage.

(Ratchff,1976)

This term 'Structure Plan' is derived from British planning practice, but the concept is

now widely used mternationally. The principal components ofstrueture plan are'

10 ,.'



• The built up area of a city, divided into broad zones of different land use,

character and density

• "Mainlines of communication

• Principal institutional uses which serve the whole city

• The main funCl10nalof the city

A structure plan accepts and recognizes the uncertainty offuture events by concentrating

on fundamental, and leaving more denllled problems for resolution nearer the time they

occur. In Ihis way, it is to a certain context open-ended, provIding a broad policy

framework for action plans and development prOJ.,'Tamswhich because of their shorter

lIme scale can be formulated in greater detail. Because of its concentration on central

issues rather than details, should not become as rapidly outdated as the more traditional

master plan This form of plannmg is particularly appropriate for metropolitan Dhaka

where the growth ofpopulallon and economic development cannot be determine with any

degree of precision. (DMDP, 1995)

2.4) Town Planning: Asian Context
For better undelOtanding of lhe present town planning of the world, several city planning

is reviewed. In this context two cities are taken into account, both have city planning, but

one is well planned and the other is grmvmg unplanned and haphazard way and facing

vanous type of problem. Those cities are - I) PutraJaya, Malaysia, a welled planned Clty

2) Jakarta, Indonesia, growing in an unplanned way, Moreover Calcutta city planmng is

also revIewed as it is adjacent mega Cllyof Dhaka

2A.l Planning Practice in Malaysia

The planning pmctlce in several towns of developmg world give inadequate emphasis on

the environmental aspects for rnaintaming qllalily and sustamable living environment and

propcr development of a city, Present planning concepts of Malaysia do not explicitly

demonstmte noble values, which are necessmj! for developing human values and

mitigatmg social ills, MalaYSian planncrs ha\'e realized thai planning and developmenL

which are not based on noble spiritual values, have in the past contribution to socIal ills

and wrought damages and degmdation to the environment. Natuml disaster, such as flash

11
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flood, building collapse, land slides and threat of haze has been underscored due to lack

of human sensitivity to the envIronment, disrespect to fellow human being, and ultimately

to the creator. A planmng guideline based on Total Plann'ng and Development Doctnne

(TOPP) has evolved fmm sensitivity towards human development in national

development. Therefore the current planning practices have been enhanced so as to serve

as comprehensive guidance for the countncs planning and development. The planning

doclnne is able 10handle social woes. respect the people and environment.

The main philosophy behmd the TPOD IS,

• Comprehensive. the TPOD or concept of planning should cover all values, moral;

and spiritual, besides physical and material aspects. These elements cannol be

separate because the main objective of TPDD IS sustained well being of the

eltLzens.

• Man as the focus of developmenl "'ian's needs and attitude and aspimtions are

some of the most important factors that should be taken inlo accounl 10 the

formulation of policIes and development elmtro!. However, all considerations

should stress on the achievement of a balance bet'M'en the needs of man and

capacity oflhe enVironment 10fulfill and support these needs.

• Multi-dimenslOnal activities: Planned development must be multidimensional In

nature. With the above principles ;n vic",', the city of Putrajaya has been

developed to ease out the 10creasing burden of urbanization of Kuala Lumpur

PulraJaya is indeed a fine example of urban planner dedication 10build a city thai

is environmentally sustamable and viable. Putrajaya show.; how a city can be built

by being compatible. sensible and respectful to the nature and envIronment by

enhancing natura! resourCes withm that particular region.

The TPOD is always follows the city and national level development strategies and

theses are continuously updated accordingly to demand to mee new challenges in the new

millennium The proposals indicated in the plan are mostly implemented by the private

sector. The TPDD applied IIIthe case of Putrajaya have been meticulously worked out in

demil so that no inconsIstencies arise during the Implementation of the plan.
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2A.1.1) Putrajaya: A planned city

Putrajaya is the new admimstrative centre of the Federal Govemment of Malaysia taking

the capital city av,'ay from 25 kIn south of Kuala Lumpur. Construction of Putrajaya is

started from August 1995 and expected to complete 2010 Putrajaya is a planned city

being built according to a series of comprehensive policies and guidelines for land use,

transportation system, utilities, infrastructure, housing, public amenities, information

technology, parks and gardens.

The planrung ofPutrajaya emphasizes the preservation of its eeo-system while promoting

an active, lively and caring s\lCiety The CLty is designed to provide opportunity for retreat

from the pressures and stress of modem living.

Putrajaya was planned to embrace tw<Jmajor themes i.c. 'Garden City' and 'Intelligent

City' The main features of the city are s: a formal axis punctuated with nodal features;

structuring of the Core Area into iden\lfiable precincts; a variety of informal and fonnal

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 chmate and cultural norms; optimization of scenic views and spallal

expenences. Forthc development of the city two typcs of plans are taken-

a) :Master plan ofPutrajaya

Pulrajaya master plan area coven; 4,581 hedare which consists of natural lush greenery,

botanical gardens large water bodies and wetlands. Putrajaya is divided into two major

areas _core Area and the pcnpheral area, where the separation is via a large lake (Figure

2,1) The core area ofPutrajaya, which covers a total area of 1069 hectares, is diVIded into

five zones (namely the Government Precinct, Commercial Precinct, Civic & Cultural

Precinct, Mixed Development Precinct, and Sports & lWcrcational Precinct). Putrajaya's

peripheral area comprises 15 precincts of various sizes 12 of the 15 precin~-tsmake up

the residential neighborhoods. The planning and design ofPutrajaya's residential areas is

intended to foster a sense of identity through the neighborhood focal points, landscaping

and the treatment of the pubhc realm. A total of 67,000 homes of varying ranges, sizes,

types and densities have been planned for all income sectors

13
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• Perepharial Residential Area

NOI in scale

Source' www.kia_net/malayasia.com
Figure 2.1: Master Plan ofPulrajaya
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b) Structure plan ofPutl'3jaya

A structure plan encompassing an area of 14,780 hectares was prepared with the

concurrence of the Selanger State Government in order to guide the development of

PutraJaya and its surroundmg areaS The structure plan area WIll accommodate an

estimated population of 570,000 people, of which 250,00L will1ive within Putrajaya.

2,4.2) Jakarta, Indonesia

Jakarta is the national capital of Indonesia. It is the central region and has special status

as one of the 37 provinces in the country. The 1%5.85 master plan for Jakarta,

emphasized on physical form and recommended a concentric pattern ofspatial growth of

the city after it~ inception The governor of Jakarta has now formally approved the

Jakarta Structure Plan, and in addition of modified regional development plan for

Jabotabek WIll shortly be by the central government. Thus the framework for the future

dIrection of urban groVv1hISnow formally agreed upon and be used as a framework for

strategic planning by local governments (Haque, 2004).

In Jakarta, co.ordination between sectors is steadily improving, and the agreed east-west

strategy for growth tS being Implemented by several new developments. The introduction

of a pilot project for Guided Land Development (GLD) 10 easl Jakarta, the development

of high priority projects for arterial 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

expanSIOnzones to encourage commercial decentl1lhzation.

For implementation the ,truc!ure plan effectively, Jakarta faces several problem, ,uch as

lack of enough land to accommodate rnpid growth compounds the conflict between the

formal and informal city and causes steep mcreases in the land prices and reduces the

supply of affordable low-mcome shelters. There also lies the problem of the dual City. In

which the predominant informal low income housing and infrastructure sector is

constructed outside the official system for providing shelter. This creates problems 10

designing balanced economic and physical solut1ons
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2.4,3) Kolkata (Calcutta), India

The Kolkata Metropolitan Area (KMA) consists of 3 Municipal corporatlons ( Koll<ata

Municipal Corporation, Ho"ra Municipal Corporation and Chandannagor Municipal

Corporation), 38 Municipalities, 72 cities, 527 towns and villages. According 10 ZOOS

Kolkatta Metropolitan Development Authority (KMDA) reports, the population has

crossed 15 million and the area covered by KlVIAnow IS more than 1854 km'The easl-

to-west dimensIOn of the proper city is naITOW, stretching !Tomthe Hooghly River in the

west to roughly the Eastern MetropolitanBypass in the east, a span ofroughly S-6 kIn. The

north-south expansion is roughly divided into North, Central and South Kolkata The Salt

lal<eCity (Bldhan Nagar) area to the northeast of the city 15a planned section ofKolkata.

Rajerhat, also called New To",'Il, is the newest townshIp being developed on the north-

eastern fringes of Kolkau CIty, The Kolkata Metrop\oitan Development Authority

(KMDA) is responsIble forthe devolvement ofKolkata,

Plan for metropolitan development ofKolkata

KMDA has been preparing Perspective Plans periodical\y KMDA has recently prepared

the draft perspective plan titled "VISrON-2025".The vision is to provide susuined and

improved quality of life through basie urb3II sef\~ces in an inclusive manner and ereate

enabling environment for enhanced eCOnomiCactivities by utilizmg available resoutces

efficiently, In an eco-friendly manner while conserving heritage It came inlO

enforcement In 1991 and valid up to 20] 1.

Some Important features of the Plan are as follows.

• Delineation of three levels ofKolkata Metropolitan Regions

• Development of a h,erarchical system of settlement pattern, in the Tnner

Metropolitan Region within the orbit of 50 km radlUs from RaJbhawan including

KMA, consistmg of district head quarter, sub- divisional head quarter, Block head

quarter, service centers and basic villages, and

16
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• Development 0[2 (two) million-plus cities --one at U1uberia - Bagnan area on the

west bank and the other at Barasat-Barmckpur area on the east bank with a view

to develop a strong urban system consisting Kalyani, Barrackpur, Barasa! and Salt

Lake towns to create antimagnetic effect to the over congested Kolkata- Howrah

Metro Center, through construction of high speed trnnsportation corridor part of

which are already avatlable or under construction.

•

KMDA has also fonnulated land use prescriptions ,I'd framed development control

regulations for delineated development control zones. Regarding control function, powers

have been delegated to the local authorities within KJlJA e"cept for certain special cases.,

for example, all development proposals within 500 meter on either side of Highways I

Expressways shall need the pennission from KJ\.IDA.

Provision of various urban facilities at one place, with a view to providing customer

comfon and cost effective services KMDA is taken some development works with the

collaboration of private organizattOn Salt Lake Bypass, West Howrah Township, Habitat

Centre at OJ Block, Salt Lake, Water Park at East Kolkata and Stadmm Complex at

Rajdanga are proposed to be bullt and upgraded respectively through a public private

partnership project.

25) Review of Development Plans for Dhaka
The first fonnal plan for Dhaka has been prepared by Patnc Geddesin 1917, a much

respected British town planner based on the 'Garden City Concept' - a concept most

evident in the romanllc street patterns and gardens of the Ramna area. But the formal and

f,rst master plan for Dhaka city is mtroduced m 1959.

2.5,1) Legislative Basis fOI" the Develllpment Plans t'~Dhaka

1)The Town tmprovement Act, 1953
The Town Improvement Act, 1953 is the first statue that recognized the need for planning

in the country, although planning was nol in the preamble. The following are the main

features of the TI act of 1953

• It was designated to create a development agency for Dhaka city.

• The act made proVISionfor zonmg in the city.

17
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• The Act provided power to plan the areas which would be taken for improvement

scheme.

• It ,vas an ,rnpression that a special agency could be implement development

activlties mOre efficiently than a local authonty like municipality, as a result D1T

was estabhshed in 1956,

• The trust created a board of trustees consisting of not more than eleven members

who were responsible for development improvement and expansion of tile City of

Dhaka and Narayangonj

• The TTA, 1953 provided the trust with power of review and veto the building

plans which had already been approved by the municipality and over all planning

of tile city was not the aim Oflbi, act mitially

The main draw back of the act was that it 'vas a copy of Calcutta Town Improvement Act

of ]911 and could nol consider many local important issues.

2) The Townlmprovement (Amendment) Ordinance, 1958

• This amendment to the Act established the DlT as a planning, controlling and

developing authority_

• The OIT was given the responsIbility of preparatIon of Master Plan for the area

under its Jurisdicllon and buildmg controls through the appointment of the

authorized officer under the East Bengal Building Construction Act from among

the stuff member ofOlT

• The amendment provides DlT v>ith powers to control both the pubhc and

private developments.

• The amendment did not repeal the previous requIrement of the chaiJman's power

of review of the municipal building plan approval and

• The power of the chaIrman of OIT to accept or refuse permission for the use of

the contJaI)' to the prOVIsion of zonal plan under the original TIJ\, 1953

remained in effect

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

authority to the prepare master plan bul the highest power was vested to the chairman of

the organization who wa' appointed from non -planning cadre. As a result the town

18
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planner can not exercIse their professional practice and in many cases the proper

development and plannmg activities were hampered.

2.5.1. Development Plans for Dhaka

2.5.1.1) The Dacca (Dhaka) Cil}' Master Plan, 1959

The Dhaka Master Plan was prepared by foreign consultants working with officlals of the

Dhaka Improvement Trust (the precun;or of RAJUK) and was submitted in 1958. The

plan covered the then D1T area of roughly 830 square k'!ometers. with a population

slightly exceeding 1 milhon, of which 575,000 were In Dhaka City. A short report 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 plan was meant to establish broad planning

principles, not lay down a detailed inflexible basls for future development. The need for

foHow-up detailed plans and continuous review was also noted.

Average annual populallon increase was assumed at 1 75% and the Dhaka-Milpur-Tongi

(1978) population estImated at 900,000, The plan provided for major expansion areas at

M"pur, Tongl and GulshanlBananilBadda and proposed large-scale reclamation at

Kcranigong, Pustgola and part of the DND triangle, to accommodate a population
increase of250,000 between ]958 and 1978.

The 1959 Dhaka Master plan was a land use type 'master plan', The major deficlencies of

the 1959 "'laster plan were:

• It<>development control ITamework was not fully furmulated nor effectlVely

implemented.

• It did not effectively relate the ISsue of urban density with its impact on

inITastrueture (e.g si7,ingof water supply lines)

• It was never linked to the ADP and government budget,

• It<>various development components were not prioritized and funding sources

were not identified

• The 1959 plan has been interpreted too rigldly and is not adaptable to the rapidly

changmg urban circumstances of Dhaka.
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• It does not provide a suitable framework for inter-sectoral coordination of spatial

planning with the capital budgeting of government development agencies.

2.5.1.2. Dhaka Metro;>poiitan Area Integrated Urban Development Plan

(DMAIUDP),1981

DMAJUDP evolved from a series of reports and mIssions concemed with stonn water

draInage and flood protection. It was funded by ADBtUNDP. ADB strongly

recommended thaI despIte all previous studies and partial implementation of a flood

control embankment, further flood protectlon investment should await the outcome of a

broad multi-ser:toml strategic study to evaluate metropolitan planning altematives. Work

in the study was undertaken in 1979-80 and the final report submitted in March ]981.

The primary objectives ofDMAIUDP were:

• To prepare a long-term development strategy to gUide and regulate future gmwth

in the Dhaka melropolitan area.

• To set out pohcies 10 implement the strategy and facilitate Implementation of

prionty projects,

• To identify priority projects and prepare prototype proposals for the low-income

housing.

• To develop local staff skills and establish effective institutions fur

implementation,

• CominuatlOn of current trends-su,tained penpheral growth, limited expanSIOn

towards Tongi-Joydebpur.

• Pen-urban development-low-densIty resettlement with intenSive agricultural

production surrounding cny,

• Comprehensive flood control protection of the CIty and develQpment areas by

embankments

• Sub-regional dispersal-decentrnhzation of urban development to maximum

number of existing towns Lnthe regions,

• Limiting urban growth by reducing Lnvestment in favor of rural areas.

•
•



DMAIUDP is the only comprehensive approach to planning and development in the

Dhaka region since the 1958 Master Plan, Many of the constraints, opportunities and

issues It considered are equally rele,-ant nOW

2.5.1.3. Dhaka Meu'opolitan Development Plan (1995-2015)

The Dhaka Metropolitan Plan (Dl\.IDP) 1995-2015 is the prevailing plan for the

development of Dhaka \Vlth the tIme frame of 20 years covering 1528 sq, km, The

DMDP addressed urban planning Issues at three geographic level: sub regional, urban

and sub urban and <:overedarea now defined as the RAJUK area. It is contained Dhaka

three districts: Dhaka, Narrayangon), Gazipur, Tn addition to the DCC and an of the

thanas contamed partlally or wholly within the DCC, the RAJUK area includes all or

portIons of e1ght surrounding non-municipal thanas

Gazipur Sadar and Kaligon) thanas in Gazipur District;

Rupgonj, Sonargaon, Bandar And Narayangonj thanas in Narayangonj

District:

Keranlgonj and Savar thana 1lI Dhaka Distnct

It is published by gazette notlfication in August 1997 tDbe used as the guideline for the

development of the Dhaka CIty The OMDP is not mtended to present a single land use

master plan describing plot based land use zoning. Rather it mtends to address long term

strategIc and short term implementation 6',udelines along with a set of poliCIes and

programs.

The OMDP 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 prov,de a long-term (20-year) strategy

for development of Greater Dhaka. Ttprojects a population of J 5 million by 2015.

DSP defines a broad set of pollc;es to achIeve he overall plan objectives. It's

supporting documentation proposed actions fur tbe preservation of high quality

wetlands, agricultural lands and watercourses, It highlights the need for ponds

around the City limits for ram water rctentlon and maintenance of an ecologlcal
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balance and a healthy environment. nsp also calls for the adoptlon of land use

wnlrols and buildmg regulations that would make its storm water retention and

other recommendations meamngfuL The nsp calls for plan reviews every five

years. Regrettably, no formal plan review or revision has occurred since the

publication of the Structure Plan. This is spite of the fact that alieast one of its

major features (the Eastern Bypass) has been dov..ngraded with profoundly

different land use Implications Another major feature with structural implications

has been added Purbaehal is a planned new town located in contradICtion to the

DMDP recommendations,

2) Urban Area Plans (1995-2005) (lIAP) is developed for the DCC and its major

expansion areas, including the area to the east ofrhe OCC, the DND Triangle and

for the Tongl, Gazlpur, Savar, and Dhamsona areas. The UAP IS intended to

provide intenm mid-term strategies for a 10 year period and were conceived as

"nested" W1thmthe overall structure Plan. Unfortunately, although !he UAP for

Dhaka covers a smaller area and is dravm at a larger scale, its level of specifiCIty

1$ no different from the Structure Plan. Already this plan is lost is time frame and

can be considered invalid.

3) Detailed Area Plans (DAP) provides more specific and detailed planning proposal

for specific sub-areas DAP consists of reports and maps at I; 3960 scale with

supporting documents The DAP is yet to prepare, Until a OAP is prepared for

sub area land use management function will be exercised through the policies,

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

Dhaka City: PhysicaL Demographic and
Urban Development Characteristics



Soun::e: Dhaka MetropolilaJl Development Plan, 1995-2015

rtgurr 2.2: Compo):';lr policy m.p or DIakn i\lrlropolibn ~rlopmml Plan, 1995-

201!'.
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3.1 Introduction

Urbanization in the third world is 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

urbanization in the western world in the late eighteenth or nineteenth centuries, where by

a more gradual, incremental increase in population occurred in urban areas in line with

and economic change, urbanization in less developed countries is occurring in

unprecedented rate (Chaprani, 1999),

Dhaka started as a settlement because of its strategic location at the hub of several rivers,

providing relatively easy access to both the Bay of Bengal and other parts of the flood

plain of the Jamuna, Brahmaputra, and Meghna rivers. Morphologically Dhaka has its

limitation to grow in all direction because of its flooding intensity. Physically it IS

dommant character in the small area which is permanently flood free. The areas

surrounding the central Dhaka in all direction are low lying lands and ooosequently go

underv,'ater for many months. This imposes a significant constraint on development of

thISarea,

In this chapter effort is made to discuss the physical characteristics of Dhaka and a brief

diSCUSSionon Dhaka's history This chapter also describes the present land development

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

3.2) Dhaka: Historical and Political Background
The history of Dhaka city goes back to 400 years, The nucleus of Dhaka (genernlIy

referred to as Old Dhakn) is located On the north bank of the Buriganga River. The

general area has been the site of urban settlements from as early as the 4"' Century B,C

Dhaka grew to prominence in the Mughal era when Islam Khan (1603) was appointed the

first Mughal Viceroy of Bengal. Under the rule of Islam Khan the city attamed great

commercial importance and bCC()mea tradmg centre for South East Asia European and

other traders from different countnes started to amve from 1616.
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Dhaka declined In importance at the end of the Mughal rule and the inception of British

dominance ill 1765 while Calcutta grew In importance in the British adminIstrative

structure. Dhaka's fortune reversed, however m 1830 with founding of the Dhaka

Committee, 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 lts Bengali name, Rajdhani Unnayan Kartripakha (RAJUK).

During this period Dhaka's urban area increased to 14,5 Kilometers, Urbanization moved

away from the wdterfront and encroached north ward towards the Pleistocene Terracc;

hIgh lands known today as Ramoa, Paribag, and Shahbag. In July 1905, the Bengal was

partitioned and Dhaka was declared the provincial capItal. The population at that time

was less than 100,000 inhabitants. When the partition i, annulled inI911, Dhaka once

more lost its admmistmtl ve role,

However, the first fonnal plan for Dhaka has been prepared by Patrie Geddes, a much

respected British To"'" Planner, m 1917, based on the 'Garden City Concept' - a concept

most eVIdent 10 the romantic street palternS and gardens of the Ramna area,

Along WIth the partitioning of British India, Dhaka became the capital of East Pakistan

on 14 August 1947 and faced the problem of housing increasing number ofmigrants from

India A master plan was prepared in 1959 by British firm on the basis of 'The Town

Improvement Act, 1953', The master plan described DIT as a development agency

authorized to take over muniCipal and private properly. The trust was given the power to

prepare 70nal plans The DIT was also authofl7..ed to review and veto building

applications approved by a municipality a power related to its development role,

DlT master plan 1959 covered approximately 830 sq kIn. (320 sq, miles) The plan

suggested 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 .0 have been one million, wit." 0

.05 million living in the core area, 0,] in Narrayangonj and the rest in the surrounding

areas. ExpansIOn of the city was largely predicted towards !he north and northwest
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leading towards Tongi and Mirpur and the city spread out to the new band of

development containing Azlmpur, New Market, New Eskaton, Purana Paltan,

Kamalapur, Dhanmondl dates from 1953 and the development of Mohammadpur,

TeJgaon followed suit in the 1960s,

After liberation in 1971, the arumal growth rate mcreased to 10% (Siddique et aU99!).

In spite of the rapid growth rate after 1971, the 1960 Master plan contmued to guide the

development of Dhaka unlll the adoption of'Dhaka Metropolitan Development Plan' in

1995, By 1980 the population had grown to approximately three mIllion. Swamps and

other wetlands of the city started to dIsappear as new areas of residential, administration,

business and commercial importance developed. Low -lying areas on the east Jurain,

Goran, Badda, Khllgoan, Rampura and on the west -Kamrngirchar, 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 to 590

sq. miles and DIT was renamed as Rajdham Unnayan Kartripaka(RAJUK), This latest

extension added 270 sq miles to RAJUK covers most of SaYar, Joydevpur, Keranigonj

and ;\larayangong in its fold for purpose of regulatory control. Area cover~ 1528 sq Ian

(590 sq miles), the historical expansion of Dhaka city is shown in the figure 3.1.

3.3) Physical Characteristics of Dhaka
3.3.1.) Location and Topol(lgical Characteristics

Dhaka IS located between the latitude of 20° 30' N- 25° 05' N and Longitude of 90° 15'

90° 35" E.

GeologIcally the central part of the cHy is adequately high but extensive flood plmns

WIthin greater Dhaka normally remain inundated to varymg depth for approximately four

months a year during the monsoon season. The major geomorphic units of the city are:

the h'gh land or the Dhaka terrace, the low lands or floodplain, depression and abandoned

channels, UJw lying swamps and marshes located in and around the city are other major

topographic features. 'J hc general contour height of the area is 1.5-5 meter:; while at the

central city is the 7-8 meter:;. The normal flood free level of Dhaka is 6 meters. Generally

the low lying land is converted into a single cropping land during the dry season. Thus in



order to make !he land fit for housing development, earth filling up to 3-5 meteIS is

needed (Islam, 1993). The general land elevation of part of the DMDP area (mainly city

and around city) ISshown in the figure 3.2,

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

Land fO•.••1area Land elevation above Comments
mean sea level (mete'::;-.

1 Iltgherthan 10.0 1&2 ili~ 1ypo of
2 8 10 meter landforms considered '"3 0-8 meter safe from annual floodmg.

Avera e flood level 6.0 3- this is marginally free

4 4-6 meter from normal flooding

5 2-4 meter 4.6 ili~, ~"of
6 Lower than 2 meter landforms are under severe

threat offlooding.
Source: FAP SA. 1992,

3J.2.) River Syst.,m

Dhaka IS located geomorphologically at the down stream of one of the largest river basin

system 10 the world, named Ganges- Brahmaputra river basm (Ahmed, 1993), The

Branches of the river system surrounded it, Dha1cswari and Lakha rivers are the main

lribulanes of new and old Brahmaputra Dhaka is sourrounded by Tongi Khal on the

north, Balu and Sitalakha on the east. Turng is 110w1Ogat the middle pari of the DMDP

area. Turag is the dlstributory of the old Brahmaputra nver and Balu river is the tributary

of the Lakha river while Tongi Khal connects the Turng with Balu river, Dhaleshwari

ooveIS the western side and at the southern most ends, Buriganga meets with

Dhalesh"mi. Low lymg lands around the river system (Figure 3.3) serve as the retention

body of the excess water ofthe5e rivers dunng the rainy season. These fwers are flooded

during July to September due to back water of Meghna, Dhaleswari and Sitalkha river.

A~ a result, if the rivers and low lying catchments areas of the nvers are filled up fur

construction. it will cause severe flooding as well as drainage conges\lon In Dhaka city,

So the river system and the c(mnected Khat .• and low lying areas should be kept free from

aUshorts of development works,

3J.3) Drainage System

Dhaka metropohtan area predominantly depends on the natural drainage system,

DWASA serves only 850 sq, km. areas of Dhaka, Rest of the metropohtan areas mainly
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the peripheral area depends on the natural drainage system. During the monsoon from

May to October, [he drainage of the Dhaka city mostly dependent on the water level of its

peripheral [lVersystem, Dunng tim period, river wat~r generally remains higher than the

internal waler level The COlUlectedKhals drain the excess water to the river and the

adjacent low-lying areas act as the reservoir of the water Ofllliny season, There are more

than 40 Khals in greater Dhaka city oomprising three major Khal systems, which act as

the natural drain to keep Dhaka free from congestion, are follows:

I) Digun-lbrahimpur-Kallyanpur Khal system which drains to Turag river.

2) Dhanmondl -Pnbagh-Gulsion"Banani-Mohakhali.Begunbari Khat system which

drains to Balu river.

3) Segunbagieha-Gcrani-Dholl Khal system which drains to Balu and Burriganga river .

•
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3.4) Population
Bangladesh IS one of the fastest growing oountries in the world, with an average growth

rate of 1.4% (BBS, lOOI) per annum PopulatIon growth in 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 the following table (table3.2).

Table 3.2: The population of Dhakll compared with national population

Source- Population Census, 1991 and Preliminary Census Report of2001

Ban ladesh Dhaka
Ym Total urban % of total Annual Population Annual I

popula~:~( population growth rate growth rate
in milliQn

1951 1820 4.33 1.58 335928
1961 2641 5.19 3.72 550143
1974 6274 8.78 6.70 1607495 9.32 I
]981 13228 )5,70 10.97 3440147 9.994

1991 22450 20 15 5.40- 6105160 590

2001 28808477 I 233<) - 123000000 1.96

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

due to several factors PerceLved employment opportumties and access to social facilitles

have led to immigration from rural, natural population increase and expansion of Dhaka

city's border. Presently Dhaka has had the highest population growth late of any major

city in the world, with more than 13 million people. It \s now 8th largest cIty and by 2015

\t \s forecasted to be the 2nd largest city WItharound 23 million populaltons. (DEP, 2005)

,

Table 3.3: Population chauges in Dhaka Metropoliutn a~

Year Population Growth rate Rpmark.~
1974 1950252
1981 34';8602 8 5 1974-81 trend rate of growth
1991 73340000 7.8 World bank estimate
2001 11162000 8.2 Structure Ian estimate
2016 15569000 8.33 Structure plan estimate
Source: Census Report, 2001 and Dhaka Structure Plan, 1995-2015
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With the grov>'lhof population, vast amount of land was beIng consumed for residential

and commercial purposes, In between the year from 1989 to 2003, huge land has been

developed at the expense of agricultural, forest, wetlands etc. It is evident that areas

covered by water and agricultural fields have been decreasing very fast ,On the other

hand bmlt up area, home stead vegetation (mainly rural settlement, urban fringe and high

class resIdential area), earth fill and bare soil have been increasing significantly.

Percentage m the DMDP area as a whole, only 4.3% area is covered by built up area In

2003, But each and every year it is increa.-;ingat the rate of 0,] 6% (Basak, 2006)

3.5) Land Development Activities for Residential Use in Dhaka
WIth the growth of population m Dhaka, acquisltion cf lands for housing in the central

and sub-eenter zone IS nearly impossible for majority of the people. That's why the

resIdential expanslOn into !he fringe areas has become inevitable, It is stated in DMDP

that !he 1980's were a period of major land conversion, It was calculated that about 5670

hectares of land converted from rural to urban land use since 1983 10 199], An analysis

indicated !hat the urban expansion of Dhaka Metropolitan resulted in the considerable

reductIOn of wetlands, cultivatcd land, vegetation and water bodies, Between 1960 and

2005 built-up areas increased approximately 15,924 ha, while agricultumlland decreased

7,614 ha, vegetation decreased 2,336 ha, wctlandflowbnd decreased 6,3g5 ha, and water

bodies decreased about 864 ha. The amount of urban land increased from 11% (in 1960)

to 344% in 2005. Similarly, the growth oflandfil1lbare soils category was about 256% in

the same period, (Dewan, A M., Yamaguchi, Y. 2006)

In the mtense conversion of land of Dhaka city, various stakeholders are playing their

roles respectively. The participants in the land and the housing developing process are the

land owner, the contractor, the land subdivider, thc land developer, the building

developer, the land specubtor, thc land broker, the owner or possessor occup,er, the

tenant occupier, the intervening agcnCles like RAJ\jK, DCC, and the other public

agencies. The agents are grouped under the following major conventional heading-

I. Public Sector Residential Land Development Activities

2. Private Sector Residcntial Land Development ActJvities
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3.5.1) Public Sedor Residential Land Development Activities

The government, through ;t5 various orgamzations, like HSD, PWD, RAJUK and other

development authonties are involved In the development of land for housmg purpose.

During this development process the pubhc sector has made large scale conversion of

agncultural land into resIdential areas for example, Dhanmonmdi In 50s and Mirpur and

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

Table 3.4: Publi~ scrtor residenfialland development housing projects

Ac~ y~, ,f Area .•i (;n I Purpose of Authority
develQ menl hectares Develonment

Mirpur 1950-(,0 . I A large residential HSD
satellite area

Gulshan 19605 296.24 High class residential DIT(presently
~~ called

RAn]K)

Baridhara 140,83 Do 00
Banani 13241 Do D,
U"'m 1%0, 561.72 LMg. scale middle Do

md upper middle
,ncome residential
suburb

Badda 1970s 29,95 M,ddle md lower Do
mIddle mcome
residential area

Dattapnra 40.87 100 Do
Gandaria 5.67 Do Do
Khilgaon l%Os Middle md lower Do
,Basaboo, middle residential
Madertek, suburb
Goran
S<lurcc:RAlUK, 2M

3.5.1.1) Present residential land development activities ofRAJUK

At Present RAJUK play~ as a public sectQf agency reg~."ding land development. With the

permiSSion of concerned miniStry, the government authorities acquire suburban and

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

Following this the concerned authority subdivides the land into residential plots WIth

necessary infrastructure. The plots are then transferred through sale by the authoflty to
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private indivIduals for a lease of99 years and allocation of such plots are supposed to be

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

income tax etc,
Current RAJUK programs that are ongoing for land development are listed below-

Table 3.5: Current ongoing residential projects of RAJUK

Name ,r the Location Area (in Number " Popnlation

projeet heetarc) servieed plot aeeommodatiou

Purbachal Rupgaoj, Eastern sIde of '470 28000 3 millton

(Yusufgonj Balu nver under
residential Narrdyangonj district and
project) Kaligong under Gazipur

district
Nikunja Joarshara near Kurmitola 27.52 500 5000

(Residential ".•1 A'Iport
Housin~ Estate
Jhllmil Southern pan of Dhaka 154.38 500 10000

(Residential under KeranigonJ Thana
Project)
Uttara Y Phase, ExtensIOn of Utlara model 212625 7500 1,560,00

town towards west. It is
inside me western
embankment

Source: RAJUK,2006

3.5.2) Private Residential Land Development Activities

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 7%

of the total demand for housing whereas private sector entertains the bulk of93 percent

(Haque, 2004) Thus, It has been encouraging the private sector to take mitiatives to

prOVIdehousing to the people. The private sector basically meets the housmg demand

through initiatIves undertaken by individual, households, groups, companies etc,

Presently private gector real estate developers have been constructing multi-stoned

residences to meet a part of housing needs, Such multi-stoned residential construction is

quite profitable both for land owners and developers, Some developers have acquired
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lands m the peripneral area, of Dhaka city and arc developmg residential estate as small

lO\'I>1l3hipsMost of the townships have provision for different size residential plots,

schools and vanous community facillt'es,

Private Residential Land De\elopment Companies (PRLDC) are very much active in

land development process usually known as housing project Land development for

residential purpose through private sector housing companies became active in the &Os,in

the peripheral areas of Dhaka city. During lhis period formal and informal housmg

companies come up '" the pcnphcral areas with housing prOjects through maSSl'.'e land

filling They purchase undeveloped land with low cost and make plot through subdivision

and sell them Wlth a bIg profit. They offer serviced piot at an attractive price with easy

mstallment. They give colorful advertisement to the mass medIa (TelevisIOn channels,

Radio, News paper, internet etc.) to attract prospective buyers.

Presently land development;s occurring 10 more distant locations from city eenter where

land purchase and access is easier and large chunk of land is available for buying. The

main motif of Ihe companies is profit oriented. Most people interested to buy land from

PRLDCs because they are located in planned sltes and It'S an easy busmess to invest

money,

3,5,2, I) Process Qf p,"ivate land devclQpnwnt for '"csidential use

The private housmg compame5 buy land Lnthe fringe and peripheral areas, then make

subdivision plan for that particular land parcel and get approval from the concerned

authority, For Dhaka, the concerned authority is RAJliK For any type of development

work, it needs the permiSSlon of RAJUK, However, after getting the pennission they

subdivide the land, some time they develop it by filling the land or leveling the land by

cutting down of high land and then make it for allolmenl Generally plot size varies from

200 sq. meters to 700 sq. meters, In that purpose, they follow the steps-

1) Land Levelmg

Land leveling starts at the beginning oflhe land development It includes soil filhng and

cutting of the area If the areas is located in the low"lying area (gen"",1 practll:e m Dhaka

city, moSI of the housing project is situated m the low lying area) the land is to be filled

above the flood level, and in that' case land filling cost will be higher Generally land
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filling should be done above the flood level so that flood water couldn't drain the

residential areas. Usually the developers do not fill the land of whole sites at a time. Tbey

complete it part by part In case of high land they start to cut down the area and then

make ,t level to selL For development of the projects the companies generally use river

silt In most case, they use pipehne for filhng their land through dredging from the

nearest flver,

Source: Field survey, 2006

Figure 3.4: Land leveling througb river dredging

2) Attractive advertisements

The PRLDCs givc colorful advertisements in the daily ne""fflpaper, radio, and TV

channels and set up billboard to attract potential clients for buying plots from their

projects. These advertisements highlight project location, physical, social and

community facilities, environmental soundness and easy payment system etc. But the

companies usually exaggerate statement about the project for the interest of their

business. Through these advertisements the companies attract buyers.

4E)- .••:.;...•.
__ "' ~.<:o....' '

, 'Jag

Source: l'ield Survey, 2006

Figure 3.5: Some colorful advertisements ofdiffe.reot projects
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3) Plot selling

The developers develop a part of the project area and s!arted selling of the plots

!Jlen the rest of the area develops with the money of the selling plots. Most of the

cases after the development of the O~20%of the tolal project area they go for selling

plots. The land developers sell the plot in accordance ofthe location and size form the

layout of the area. The plot is accmding to the KiJrha ( I Katha ~ 66.9 metres) basis,

but the price' of the plot vary according to the location and size of the plot. They

offer number of way' in which the plot buyer can pay the money of the plot, such as

at a time paying (takes less cost per tatoo), installment payment of different lime

peri"d (takes more cost than the cost of at a time), and loan on certain condition. All

the private developers start selling the plots before the land development even before

getting permission from the authority. It i, found that most of the companies do not

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

Figure 3.6: Ready plot ror Sll.~

4) Plot registration

After the payment of the total cost of the plot, the plot owner goes for the registration.

The plot owner has to pay certain laxes and fees to the government for the

transformatioo of the plot from the developer. The fee for the plots within the project

area varies wIth location and fixed by the developer by negotiation with govt.

5) Plot hand over to the owner

Developer [ixes a term or period of time to handover of the plot to the plot owner,

sueh a~ after payment of the 75% of the total cost of the plot or after three or four

years iater. Actually at [icst 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

38



developed. The buyers will physically get delivery of the plots only when the plots

are ready and after full payments of the price are made after booking of the plotBut

they often fat! to implement their commItment. In some cases they put up sold plots

without any development of the plot.

However increasmg number of such companies sooms to have become interested in

actual housing aetivLti", in the recent years, It has been alleged that commercial housing

companies arc motivated primarily m making profit and are occasionally Involve in

frauding through land trdnsactlOn,

3.5.2.3) Present activities of private residential land dn'elopment companies

The PRLDCs to Implement housing projects in low lying areas as well as agricultural

land, with their own style ignoring the existing laws, restrictIons, and even they are not

sincere and co-operative WIth government agencies. They are always lookmg for

loopholes and defaults of laws ! acts as well as the weakness of authorities. It is

apprehended that such development in the long run is not only contradictory to the

recommendatlOns made in the DMDP, the massive land is gomg to aggravate flood

situation of the clly One of the main causes of floods of 1987, 1988, 1998, 2004 was

unplanned land conversion. The regularity bodies in this contelct are not always eager to

enforce law effectively. The PRLDCs have filled up hectares of low lying land,

agricultural land, river, lakes and canal around the city flouting government direcllves

and laws, For example, several hundred hectares of land have been filled up for housing

project such as Basundhara of East west Property Limited, Modhumati Model Town of

Modhumati Limited, Badda Model TO\\IIJofDarul Islam Development company etc,

The present trends of residential land development around the CIty have posed

environmental threat to the areas The areas have been considered as reservoir for a long

time where stonn water of the city run off through internal Khals The development

activities damage natural landscapmg and changing the ehamcter of the areas. At the

same time, loss of agricultural lands and reducing productivity are occurring The urban

upstream cannot discharge storm water adequately in the natural reservoir.
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However, such land development is mainly occurring on the foHowing areag-

I) Agriculrnralland

Approximately one fifth of land within the D:MDP Structure Plan area has been

evaluated as good to very good agncultural land. According to DMDP agriclllturc

includes "hortJcullure, farmmg, growing of crops, frUlls, vegetables, flowers, grass

fodder, and trees or any kind of cultivation of soil, breeding, and keeping of live stock

including cattle hor<es and poultry and the use of land which IS ancillary to the

farmmg of land or any other agricultmal purposes". Depcnding on the definition

DMDP identifies three areas of high quality agricultural land within the catchments

area of Dhaka, will be co1l5ervcd and promoted ~s areas of high intensity food

prodUC!Jon,Those areas are -Savar, GaZlpur and Rupgonj. Other than these mIff

areas, [here are vast singlc cropping low lying areas around the city are used for

cultivation during the dry season, From the field survey it IS found that most of

projects are localed In the single cropping agnculturalland It is found that built up

area has mcreased from one -fifth In ]990 to about one third in 2000 (approximately)

while agricultural lands and water bodlcs decreased from four- fifths to nearly half"

only in the eastern part ofDhaka.(Hauqe, 2(04),

2) Wet land
Wet land include open Khals, natural water bodies, ponds, depressed land where

water is stagnant through out the year or any particular of time Wetland area is

characterized by sluggish or standmg water that can create an open water habitat for

wildhfe, The Ramsar Convcntion(J97I) has defined wetlands as - "areas of marsh,

fen, peat land, or water, whether natural or artificial, permanent or temporary, 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 ell.ceedsix meters.

So from the above definitions the following the things are clear about wet land-

• Wet land can be manmade or narural,

• It may be permanent or temporary.

• The water ofwctland may be sweet or salty and it may be static or floating.

ConSldermg the above enteria, the low Iymg areas around the city can be defined as wet

lands that arc very much important for conservmg the environment The whole fnnge
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area of Dhaka CIty turns Into a vast waler body in the rainy season and most of the lands

arc cultivated during the dry season, ponds and dItches are COmmOnfeatures within the

areas, The pnvate land developing companies and indivldualland OwnelOare active to fill

those areas in a continuous process resulting the detenoration of wetland features, canals

and adjacent lands. In such situation, the private developers take some opportunity to fill
up the wet lands-

• Most of the 'vet lands are m or adjacent to the city, People hke to develop new

habltalion and infrastructure adjacent to the existing and one due to the

availahil ity of utility and communicallon facility. Thus the low lying areas in and

around the Dhaka city continuously filled up and threatened by various

unplanned and illegal actIvitIes of private and public bodies.

• The selhng price of wetlands is comparatively less than flat and filled up land. So

people want 10b•.•y these lands in low priCf' to make filled up.

• The low lying wetlands have easy avallability. As a large amount of land ISfound

at a time in the form of wetland, d,ffercnt companies buy those to develop as
housing area,

3) Government owned (Khas) land

The nalural "vers, canals, channels and ponds are sho'Ml on the Cadastral Survey map,

These are govemment-owned lands. Furthermore, government mostly owned a large

quantum of lands withm deep low-lying areas, agricultural land, plain land and forest

which are not properly looked after by the authorities concerned. In case of Khas land the

proper records are not properly maintained in the DC offices, and in fact there are no

phvsical demarcatlOns, This weakness makes the opportunity for unscrupulous

PRLDHCs to encroach such land without lease agreement. Some compames make

agreement with the MoL or Deputy Commissioner to exchange their land with

government Kha.< land. It ISalleged that some active canals are being government Kha.\'

land and some are filled up or encroached by the PRLDCs,

4) High land

Geographlcally Savar and some ponion of Gazipur are situated in the lower part of

Madhupur tract. Tectonically this land is uphfled than other pan of the Dhaka
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metropolitan area. ThIs high land is used for cultivatIOn ( Savar and Gazipur both the

areas are identified as the high value agricultural land by DMDP) and Jackfruit garden

These high lands are also used for cultivation of many kinds ofseasonal vegetables. But

in recent year the areas are changing it characteristics by cutting down tlJose 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 ofM.A Ohab and

Sons Ltd.)

However, presently a good nllmber of residentlal land development proJ'xts In different

SIZes are been developing in Dhaka, The activities of these projects are surrunanz~d

beloW'

I Incremental land actiVities, reductIOn of wetlands , ponds and canals;

~ n Rapid changes in the origmalland use character

lll. Squeezing permanent and seasonal agricultu.rallands and reduce productivIty;

IV. Demarked Kha/s (canab) are being gradually squeezed up by illegal occupallon,

•
3.5.3) Process of Planning Permi ••ion of the Development of Residential Housing

Projects according to DMDP

The plannmg perrmSSlOn is given under the Arncle 6 of the l:rhan Area Plan

(DYlDP).Aecordmg to the article '"thc reqUIrements for obtaining planning and buddmg

permission is applicable to all persons seeking permiSSlOn to carry out development

activities Within the area under the Jurisdiction of RNUK for the purpose of

development and wnstruction and as defined by the Dhaka Struetllre Plan". So this

permission IS mandatory for botlJ individual owner and for housing estates. Following

aspects are conSidered during the permission process

• Proposed land usc must be in conformity with Structure Plan and Urban area plan

(DMDP 1995-2015) ~

• Rc\ocw and sIte mspection are mandatory,

• Clearance from other agencies Such as DoE, OWASA, BIWTA, DoL etc.
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Types of Per missi 011:

According to OMDP the permissIon are gIven In the following ways.

a) Full planning permiSSion

b) CondItional permission

c) Permission after plan and site inspeclion

The Chairman, RAJUK can glVC construction permIsSIOnexercising the power under sub-

section of 75(1) of the Town Improvement Act.1953 (amended 1987) where desired land

use ISindicated in DMDP The provI;ion 0[75(1) is quoted below,

"If any person desires to usc land other than the use that stated in DMDP, he may apply

in writing to the ChaIrman for permission so to do.

i) If the ChalIman refuse-; permIssion to any person, such a person may,

with," sixty days of the ChaIrman's refusal, appeal to the authority

agatnst such refusal.

ii) the deci~ion If the authority on any appeal under sub-section (2) shaH be

final"

In this process a large number of planning permissions are given based on site inspection

by the planmng team. Although this is an interim arrangement as the OAPs (Detailed

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

3.5.4) Legal Basis fOI'Land Development in Dhaka City

Without any legal baSIS,enforcement of planning aetivllles is nOI possible. There are a

number of urban planning related legislations In Bangladesh which help 10 regulate and

control urban development.

3.5.4.1) The Private Residential Land llevelopment Rules (PRLOR), 2004

To guide the land development activities m Dhaka Private ResidentIal Land Development

Rules (PRLDR), 2004 is framed with gutdehnes and instructions of private housing

project. The implementing agency of this role is RAJUK. This rule clearly states that how

the projects will prepare, and how the project will get approval and how the projects w1l1

be momtored, However, the salient features ofPRLDR, 2004 are summarIzed below-



,

1) Registration: The interested compames may register with the RAJUK and obtain a

registration number for doing real estate business In Dhaka Metropohtan areas,

The basic requirement, for registration are: trade license, VAT certificate, TTl\'

No, and memorandum of understanding ;;nd articles of association and

performance of the company etc. But every body should aware of that getting

regIstration no 1Snot similar as getting approval status. But in practice after

getting the regislratlOo no, from RAJUK, the companies start 10 give

advertisement OIldifferent media and sell their plots Bul this practice is totally

prohibited according to the rules.

2) AdvIce: After getting reg15tration no, companIes may apply for taking advise from

the RAJUK for thei, land development project to get approval and layout plan.

RAJUK personnel will gIve advice to the compamcs for the applied prolect about

DMDP. government policies and programs, executive order from the government.,

and provide guidelines from the PRLDR, 2004 But in practice no eompallies take

advice from the RAJUK They start their business without any consultation or

takmg allYadvice from RAJUK

3) Application: The companies will submit a duly filled-up prescribed applicatioll

form to the RAJUK along with lalld ow:nc"hip document, clearances from 9

concerned agenCIes and DoE for speCIfic project for approval If the projcct

Implementation is hampered for land procurement, the government v,ill acquire

only 15% land for the interest of the project

4) Lay-out plan: Layout plan should be submitted with the prescribed appliC"-tion

fonn The plan should be done on the mOuza J\.1ap,The Layout plan should be

prepared by RAJUK registered urban planner/ engineer/ Architect, Along with the

layout plan the company will submit the deseriplton 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 sholJld be

reserved for schools, colleges, playground, open space, lakes and other services.

5) Land use proVIsion: The project1and mlJst be in conformity with the DMDP land

use provision. The Narural water bodies, flood flow zone and sub flood flow zone
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can not be converted for housing projects. The government will identify such area

and notIfy those in the government gazette.

6) Checking and verification: The project documents shall be checked by the

authority and make the report on field verification.

7) Approval procedures: The RAJUK authority will endorse it and forward to the

Approval Committee (Appendlx-l) constructed as per rule]8 The commIttee

comprises on3 members headed by the Ministry of Housing and Pubhe Works.

8) Implementation: After getting approval from the committee the company then go

for project implementation through advertisement, plot development, plot sale.

During the implementation stage, the authority will supervise and monitor the

project according to the tenns and oondition of approval. Simultaneously, the

company will mform to the authority concerned time to time and obtam

completion cert1ficatewithin the stipulated period,

9) Complenon of project: The land developer company will have to complete the

project within 10 years. After completion of the project the company will submn

Report Onproject completion, as- built development plan, cost benefit analysis

final enVironmental assessment and will get proje<-icompletion cemficate,
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Figure 3.7: Approval procc" ol'rcsidcntialland developmcnt project according to PRLDR, i004 .
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3.5.4.2) The Natural Water Body, Play ground, Opeu space Conservation Act, 2000

The most importmltleglslation for conservation of wetland is "Water Body Conservation

Act, 2000" ,According to this act -----

• The Identified river, khals, bill, lake, natural water body, f10\:>dflow zone and sub.

flood flow zones, low-lying areas in the master plan must be protected,

• For conservation or all playgrounds, open spaces, parks and nalural reservoir,

change of the nature of any land is prohIbited in all the munieipahties meluding

Ihe mun'cipalities in the capital, diVIsIOnaltowns and district town.

• These areas must be pubhshed by gazette notification

This land mark legal tool can protect environmentally sens,tive areas of Dhaka but its

implication become dIfficult because the water bod'es, the low-lying and retention area,

/mal". within the DMDP area are not demarked on the mouza map.

3.5.5) Legal Status of the Private Residential Land Development Companies

according to RAJUK

It was great task to prepare a primary list before going to field survey of Private

Resident'al land development projects (pRLDC). To find out the legal status of those

projects, the RAJUK approval list is diSCussed. Considering 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 organizatlOn to permit land development activities m the D:vIDP

area; the organization has a list of approved projects (Appendix II). RAJUK approved

only 36 projects up to 1998 After 1998 to 2006 RAJUK did nol give permission to

develop land for resIdential projects.

3.5.5.2) Illegal nsidentialland development project

1) RegIstered residential land development companies

Accordmg to PLDHPR, 2004 every housing company must get registered to RAJUK for

the land development project, RAJUK has a list (Appendix II) of those compames are

registered to stan private reSIdential housing project according to the PRLDHR, 2004,

But it should keep in mind that the projects are not approved Just have permission to start

land development business. Following the steps discussed earlier m thiS chapter, the
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compamcs will get approval status and then they can start advertisement on different

media and go for selling plot.

2) Projects without any legal status'

There are huge numbers of pnvate residential land development projects without having

any legal status. Neither they are approved nor did they apply for registration. They are

starting their business without any concern of RAJ UK. To ident!fY the illegal projects

withm the Dl\1DP area ",ho are working without any legal aspect is prepared (Appendix

II) on the basis ofthe primalY hst ofhouswg projects and RAJUK approval list. Recently

RAJUK has filed cases against the developers of all these projects (RAJUK Identified),

accusmg them of violating 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 filed case against land development
<om 0"'

I:~me
of <he Name ofthe company CD no and thana D"~ of the

roiect GD
Green Moo'" Amin Mohammad No 54,Demra 20-3-2006
to"," Lands
Ashulia Model Am," Mohammad No 520, Sa"ar 14-9-2006
Town Lm••
Jarnuna Model Jamuna Builders Ltd. Khilkhet police ]6-8- 2005
Town
Vttamn Project Mission Energy md GD (No779), Turag police 22-62006

Properties Ltd

Tamanna RIver BaituJ AM'" A GD (No 897) Shah Ali -
view Project of Bahumukh, Samity Police Station

Ltd.

Basumati Hirajheel Properties GD (No 143/06) wi" 3-7-2006
project of Ltd Development Badda police

Source: RAJUK office record, 2006
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• Chapter Four:

Location and Growth Pattern of Private Residential

land Development Activities
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4.1) Introduction

To study the compalibllity of private residential land development activites ""ith the

DMDP stated poliCle5, it is ncecesary to ,dentify the exact location of the Private

Residential Land Development Projects (PRLDP) within the DMDP boundary. By

Identification cflhe PRLDPs on the pohey maps ofDMDP, it ISpossible 10draw a clear

plcuture about the land development practices 1n the DMDP area. Overlying the

identified point of PRLDPs on differrent policy maps of D:MDP, loeational aspects of

housing prOjects are discussed. It is found that land development projects are capturing

agricultural land, rivers, wet land etc, Ignoring the environmental and plan"mg

consequences.

4.2) Location of the PRLDPs within DMDP Area

4.2.1) Location and Identificalion ofPRLDPs within DMDP A'"es

On the basis of the prepared pnmary list of PRLDPs (appendix II) a field survey waS

done to idenllry the location of projects. To identify the exact location of the PRLDPs a

GPS point based survey is done. I3eforc going to field it was a great task to prepare a list

of housing projects The <Daily lttefaq' dated from 1995-2005, is e:<tensiveiy reviev.-ed

collect the infonnation about PRLDPs. 'REHAB Fair 2006' was also a unique source to

collect infonnation In the field survey some of the listed projects could not be identified,

because no signboard or site office "''as found In the field Other than this, some projects

were added to the list as those arc found in the field survey.

Among the listed project, 143 projects are identified during the field survey are sbov.n as

a point on the map because it was not possible to mark the whole area of indIvidual

project To show the area on the map, it needs extenStVe field survey, enough man power

and suffiCIent funding Moreover the project area oft~e PRLDPs arc changing regularly

because the developing compames buy new land frequently for its extension.

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

approximate area of 96 PRl.DPs are collected from different sources ( developmg
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companies, local people). It 15 found that approximately 10252 hectares of land is being

converted into the residential use.

The locatlon of the PRLDPs wLthin the D'vIDP area are shown in the Figure 4.1. On the

map PRLDPs are identified with their ill no, sho\,n lfl the table 4.1. From the figure It is

evident that PRLDPSs are acting in a11direction of Dhaka Metropolitan Area. Eastern

part is the most attractive zone for land development, DND triangle and Savar are also

developning

,



~.
"Dl": DHAKA 81IWCT1JlIIE PL.AJl1_020f~

.,.~"__MM_' __ ~i""--"'__ I;T_ ••••~ •••.•_

LEGEND
(] -. _ •• l.MNIDeielapmerl PrqedO....,p- -.N-"-N--0~-.,.-

.;
•

••I

\

•-'-'.

""-.... .
"0o

. .-
"A

•

"•

,

••

Source; Field survey, 2006 and DMDP structure plan
Figure 4.1: Location of private ,"",sidentialland development projeetwitbin tbe

DMDP houndary
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4.2.2) Location of Residential Land Development Projects in Spatial Planning Zone

DMDP dIvided strategically the whole Dhaka metropolitan areas mto several zones for

planning purpose.The strategic planning zones are to conform with ward, mOU7-.lland

pourasava boundaries. \"hile there are 19 zones, some of thses have been further

subdivided into subzones so that the actual total becomes 26, Figure 4.2 show> the

location of PRLDPs m the 26 SPZs of DMDP It is clearly evident from the picture that

and from the table that the most concentratlOn of the PRLDPs are in the western suburbs,

flood zone west, Dhaleshwari flood zone and the eastern !Tinge areas. Among the areas

flood zOne west, Dhaleshwari flood zone and e3Stern fringe areas are most vulnarablc for

the environmental and planning consequences, The land development activities in those

areas are most contradictory to the ,tructurc plan p~l;cie,es, Urban area policy clearly

suggested the possible development option of these areas,

Eastern Fringe: The area 1S low lying and the pan of the flood plain ofBalu river is the

spawing ground of vanous species of fishes The area is also under the project of FAP-

SA. But the areas east to Pragati Sarani is expenencing very rapid development by the

land developers and several developers are implementing large scale bnd development

projects ( East-West Property Ltd, Shawdesh Proprty and Development Ltd" Hirajheel

Property Development, Eastern Housing Lid, etc) ignoring the FAP 8A projects

requirements. FAP-SA estimated to reduce flooding intensity and water logging ]2%

(195,36 hectares) areas mould be reserved as retention pond. Presently 21 land

development compames are very much active with their land filling activities, If present

land filling continues, no land will remam for retention pond,

Dhaleshwari flood zone: This area is low lying area under Keranigonj thana and makes

up the south-western boundal)' of the RAJUK area The area is subject to annual flooding

by Dhaleshwari Rner and has been designed as Flood Zone South, DMDP Identifies the

area is a major flood zonc, as such to avo;d negelive effects (discussed m 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 ignoring
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every effort land filling is going on by the 9 land development companies. In this process

Dhaka-Ma>va road is playing a vital role.

Table 4.t: Numb •.rs ofhou.ing projects in different SPZs

•

SL.1'\o !'IiameofSPZ NumberofPRHPs

.f
SPZs
1 CBn South -
2 CBDNorth 1
3 Old City -
4 Western Suburbs 23
5 MiEP.ur 8
6 Gukshan, 8anani, Badda. Baridhara 2, Ealern Suburbs 2

8 Jllljira! Kcranigonj 3

9.1 Narrayangonj Fringe west -
9.2 NarrayangoDj Fringe East 4

9.3 Kadam Rusul Pourasava -

10 NarrayangQn -
ILl DND Tnang1e South 5

11.2 D~ Triangle north 3
12 Eastern Fnn 21
13.1 CantoJU1Ulel 2
13.2. VItam 5

14.1 Tou,i 3
142 Ton "i Ga..<ipurfnnge 2

15 Gaz'pur 5

16 Northern Fringe 9
27.1 SaYar 3
17.2 Dhansona ,
103 Flood Zone West 23
18 Dhaleaswari Flood Zone South 9
19 RAJUK East 4

, Total 143

Source, Field Survey, 2006

Flood zone west: The zone covers the areas between the Swar and Dhamsona in 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 is a flood plain and all
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developement should be discouraged to enable free of flood water, There will be

considemble negative effect on surrounding areas if natural flow of water is prevented,

Bemg a lowlying area, it has an opportunity for development of agriculture and

physieulturc and also can be used as open space to make life easy and comfortable. But

there are 23 housing schemes by private sector, 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 suggests all the development permlts lssued for

the development of housmg should be withdrawn and no new one is needed to rnamtain

the nature of zone, But reality is thai this suggestion ISmare a ,.....nttendocument, \t has

not come into enforcement. Tlus area now turns into an attracllve zone for development,

4.2.3) Topography of Private Residential Land Devdopment Projects

Land elevation of PRLDPs are analyzed by o~erlapping the location on the Digital

ElevatlOn Model (DEM) of DMDP area in the year of 2004, The Figure 4.3 shows the

land elevation of the housing projects, and the table mterprets the elevation of the

PRLDPs. It 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.

Elevation of 46 housing projects ranges from 1-3 meters above sea level and 10 prOjects

are IYlOgin the range of 3-6 meters, It is seen from the follwing table that 2890 hectares

of low lying land have been uplifted above the sea level.

Table 4.2: Land elevation of private residential land development projects

Land elevation ofhous;ne Nnmber of pro jed Area oflhe p:~ject
projects (in hectare
1-3meters " 3926 I
3-6meters ;Q 555
(, 8meters ~ ~ I
8-11 meters 12 2890

Total 68 7371

Source: Field SUI"ey,2006



,...". ..,.".
Digital Elevltlon Model (OEM)

RECLAMATION AREA & HOUSING PROJECT LOCATION

,,

,,

.~•,•

,,

•,
"

"~• -"L:."' ••••_ •••_ •._ •.-
N t= - •..••";;.==-_ Ei!:::___ El ..~_ •.•.•...0 __ •.•

,.,.,,' ""'.. ""l'" ""_ ,or,,"
&Am::c: Dircclomo "fEn,immnonl lO'Idrldd ""'"e}', 2006

Fq:un' 4.3: Priv.lt ",~idtntial bnd dt\"tlopmtnt projtth in thr DEM "r [)hJlka

c
56



4.3) Trend of Private Residential Land Development Activities

To study the trend (Figure 45, 4.6,4.7 and 4.8) of housing development in me DMDP

area, the identitied PRLDPs are divided into three categories based on the starting year of

the housing projects. Table 4.4 shows me percentage of land development projects which

are established overthe years.

It is revealed that 2001 to 2006 is the year of intmduction of major land development

projects. 49 % of housing projects were introduced in that period and 27% projects came

into land market from 1995 to 2000. Most significantly, the projects, introduced from the

year 01"2001, are unapproved! unauthori7ed because afler 1998 RAJUK did not give any

permission for land development.

Table 4.3: Trend "fprivate residential land development activities

Source: F,eld survey, 2006

y~, N"mberof ~/. of total projeclll
pwiec15

Befure 1995 14 lO
1996-2000 39 27

2001- June 2006 70 49
Unknown 20 14
Total 143 100%.

% of P,Iv_ R_"' ••nlia'l.and o••.•_m....
Pt<>.f*C'~ on S""'-II Ye.-

,,~,,-.,~
,,2001. J""" 2006
0"_

Source: Field survey, 2006
Figure4A: Growth pattern of private residentiallalld development projects •
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4.4) Legal Status of Prh:ate Residential Land Development Projects

It \S discussed earlier (chapter three) the permission process of land development In the

DMDP area, RAJUK is the main authority to give permissIOn for such actIvities. It is

found in a close scrutiny that maximum (61%) housing companies are engaged in land

development without any concern of RAJUK Only 7"10 of surveyed land development

projects have approval status for land development. 26% housing companies registered

for private residential land development projects but do not have approval status. To

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

\S consulted.

Table 4.4: Legal status of private I'esid~ntial housing companies

Legal status I ~~Of
% of the

roiects nro;~cts
Approved 10 7%
Illegal Registered to RAWK 37 26%

Registralion under 9 6%
DroceSS

Without any measure 87 61%
Total 143 100%

Source: FIeld survey, 2006 and RNUK office record, 2006
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Chapter Five:

Evaluation of Private Residential Land
Development Activities with the DMDP Policies
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5.1) Introduction

The PRLDPs, 'n the name of housing provision and project extension they are destroymg

low-Iymg areas, wet lands, flood flow wnes, agricultural land, forest etc, by thelf

wlllmsical aclivilles, Some of them do no! bother about plarming provision of the

prevailing Dhaka Metropolitan Development Plan and other rules and regulations This

chapter intends to evaluate the act;vibe:s of the PRLDPs with the reference of DMDP

Structure Plan in some poml of view. The evaluation IS bemg done with overlapping the

poml ofPRLDPs on the different policy maps.

5.2) Evaluation of Land Development Activities according to DMDP
Policies

Di\1DP suggested some policies for designated sub-areas. For this study the rural and

special area policies and urban area poliCIes are taken into account to observe whether

residential land development actlV\tles are done in a proper way or not. By overlying !he

locanon PRLDPs on the different polley maps, the evaluation is being done.

5.2.1) Urban A,.ea Policies for Future Expansion

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

purposes, subdivided into four broad categones, The urban sub areas so defined are,

• established pre-1983 urban area (areas of consolidation)

• recently (post -1983) urbanizing funge (areas ofacccleratlOn)

• proposed flood protected development areas (promotion)

• dispersed flood frc-clocation (enabled)

The established pre-1983 urbau a~ (areas of consolidation): The DMDP Structure

Plan acknowledge the continuous densincation throughout the whole planned period in

the older esublished area and tn those areas established in1983. To mitigate the impact of

the densification, optimization of land resources within the denned urban areas might be

encouraged by the mTIlhng of vacant land, allowing vertical development up four to si"

floors and by redevelopment or ro-subd,vi,ion of land within lower density communities
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The optimization noods to be supported with a strong effort to rehabihtate and upgrade

the mfrastructure facilities and services, Infrastructure consolidation, community based

development mitiatives, urban neighborhood action programmes, will be the effective

measure of proper util17..ationoftha area,

R~endy (pod -1983) urbanizing fringe (areas of acceleration): This is the area of

land whIch was converted to urban use in the 1980's, It is widely scattered around most

of Dhaka's established urban area WIth lIS 3000 areas, The municipal authority WIll

initiate and coorumate a range of measure aimed at stimulating re.organization and re-

subdiVIsion oftha urban the urban fringe area.

Proposed flood proteded development areas (areas of prl)ffiotion): To optimize the

utilization of land converted to urban use in the 198)5 to early 19905 and to promote

planned development both the public and private sector will wOTktogether.

Peripheral urban land development areas (enabled): According to D).i[I)P Tongi !

Gazlpur and Savar IDhamsona in the north and north -west of the DMDP plan area are

the first priority locations for dispersed town development, but only in the latter half of

the plan period, not beforc 2010. Enabling dcvelopment in the area in the Short and

MedIum term, to onlv which is SUpportlVCto the DMDP structure Plan and the Di\IDP

Urban Area plan.

Peripheral a,..,as (DisCiluraged): These are the locations where urban development

should be discouraged. These locations are East Narayangonj, Jin]irn and Amin Bazar as

well as the flood zones and totally rurnl areas which should not be developed. While

improved services to benefit the exiling population arc perrmssible, further provision

which would foster h'gher growth should be discournged. Major developers should not be

permitted to supply or conlnbute towards off-s,te service provision in these areas.
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5.2.2) Private Residential Land Development Honsing Projed in Different

Expansion Aren

DMDP in its urban area policies shows the direction of future growth dividing !he area

into fuur priority areas. It is found from the table 5.1 among 143 projects 57 projects are

located in the discouraged zone for future expansion and !he percentage bearing 41%. It

is assumed that this type "f exp:msion in the discouraged I.one will cause unplanned

growth and hamper proper expansion of Dhaka city. The figure 5.2 show~ the dIstribution

"fthe housing projects in the priority areaS.

Table 5.1: Number of housing projects in tbe urban upanaion area

Location Strategic No of % o!sharc
intervention nroieet

In the established pre -tl3 Consolidate 15 10%
In the New] uroanizin frin e st 83 Accelerate 33 23%

New area development post 1990 Promotion 23 16%
Peri eralArca F.nahled IS 10%
Peri heral Area Discouraged 57 41%

Total 143 100%

Source: Field Survey 2006 and DMDP structure Plan

Source: Field Survey 2006 and DMDP structure plan

Fignre 5.1: Pereentage of privati;, residential laod development bousing

projects in different expansion areas for urban development
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5.2.3) Policies R~rding F1()QdFlow Z<:>nelind Wilier Retention Pond

The rivers and flood plains within the D\.IDP area play an important role In both the

ecology and the economy of the capital region. As well as being the source of flood risk

to urban development, they are the provider of water both for agricultural irrigation and

for urban uses, As such, the flood plains and the rivers they contain require policies

WhIChwill both limit the damage inherent in uncontrolled flooding and manage and

conserve the Dch rcsourccs which tllCYbnng to the arcas rural and urban economIcs a

like.

Policy

lL111ddevelopment. with", the designatedj/ood plam areas of the lJMlJ{, Structure Plan

will be controlled in order 10 avoid obstmelions 10flood flow, which miXht othenl'lse

result in adverse hydraulic effects such a.l'.jiJrerample, the nse offlood water levels and

change.I'inflow d,recti(m.

Policy regal'din~ wafer retention pond

Flood retention ponds are a key and critically important component of the FAP 8A and

FAP 88 flood control scheme, The flood retention pond is designed to reduce the

intensll)-' of local flooding within the protected areas and also reduce pumping

requirements at times of maximum surface run-off On the policy map the identIfied areaS

for retention ponds are indicative. But it is suggested that 12 percent land should be

reserved for retention pond,

Policy

Controlled will be maintained over the areas designared in the DMDP Structure Plan for

flood retention pond.< m order 10 ensure that they remain capable of fUlfilling their

primary function ofwar~r s!orage ar t;",~s ofjlooding

DMDP structure plan proposed some development restrictions to protect the flood flow

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



Table 5.2: Penuitted nSes and restrietions of flood flow zone and water retention

pond

Flood flow Permitted uses Rest"ietion
Zone
Main flood • Agricultural Land development for resIdential
flow Zone • Dry season recreation commercial and industrial

facdities development through land filling is

• I'err)' lcomnal strictly prohibIted

• Excavation of mineral
deposits

S,b Flood Development wmpatlble with the Development will be permitted on
flow zone rural nature of these mainly rice condition that the

grOWlllgareas
-Structures are built on silt, or 'In land
ultscd above design flood wattr level

-Alignment of structures and raised
land to be designed so as not to disturb
flood flow.

Flood • Agnculture No land filhng and permanent
retention pond • FIsh cultivation structure will be permitted within the

• recreatIOn designated area, ifalready exist, those
will be dlSwntued and the ovmers
wmpensated bv the government

Source: DMDP structure plan, 1995-2006

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

Zone and Water Retention Pond

It is acknowledged that the DlVtDPcan effecllvely regulate unplanned urbanization. This

plan talks about kccpmg thc e1ght flood flow zones undIsturbed. Unfortunately this is not

happening. 1t 1SIdentified fmm the field survey that all the flood flow zones are being

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

prevent these activities. Their filling up aclivlties has no approval from RAJUK. Such

fillIng up of the flood flow zones are essentially changing the nature, character and ut1lIty

of the natural W<lterbody and at the same time is dciJg gross violation of DMDP plan

and also the wet land protection act, 2000. The 2000 act strictly prohibited activities that

•
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would changc thc nature of water bodies including flood-flow zones without prJor

approval Hum government. The violation of the Act 2000 is punishable with

imprisonment of 5 years and fine up to taka 50 thousand. In defiance of all their legal

requirement 39 housing projects (Appendix -II) are proposed to develop on the flood

flow zones over an area of1488 hectares that government failed to prevent effectively.

Table 5.3: Conversion or flood flow zoue through private R'sideutial land

dcvelopment lI.divities

Number orresideutiallaud ,,~
Flood Zone develooment oroieds .•....~)

Balu Flood Zone 6 389
Tura Flood Zone 2 433

Burriganga-Dhaleswri
Flood Zone 31 666
Total 39 1488

Soorce: Field survey, 2006

IOJmbor 01 pr_ Ro.id~ntlal L •• d Do•• loprnont
Projo<U ••••Rood Ro •• Zooe

., 80Iu Rood Zono

•• Tong FloodZono

Source: Field survey, 2006

Figure 5.3: Distributiou of private land developmeot projeds on different Rood flow
L"Oes
Similarly sub-lIood flow zone is under threat ofPRLDPs. 1l is IDund that 11 PRLDPs are

acting there with the area of 2253 hectares. The flood flow zones are related to drain out

the water from the area doring the rainy seaSon. Bul by the development of PRT.DPs in

the flood zonc, drainagc nctwork is gradually reduccd, which creates water logging. The

same situation has been experienced in the western part of Dhaka and DND protected

areas where water logging is a critical issuc now. Not only in the wcstern and DND area,

recent experiences have showed that heavy showers submerged most of the cily and

became waterlogged due to inadequate drainage facilities.
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DMDPStructuro PllIn 1995.2015
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Source: DMDP Structure plan and field survey. 2006

Figul1' 5.4: Pri"lIlr rrJlidrnti.llllnd drnlopmtnlllCln'itles on flood now zonn lind
rrtmtlon ponds
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Flood Retention Pond

DMDP strongly prohibIted not to fill the land or develop any permanent strucwre in the

retention areas, though these areas yet to demark and still remaIns indicatIve. But the

figure 5.3 shows that land filling is occurring in and around the designated areas without

maintaining the policy. 11is assumed that lf such development is not stopped, within a

few years there will remain no open land for making flood retention pond.

5.2.5) Polic~' Regal'ding High Value Agricultural Areas

Approxllllately one fifth of land ",thin the DMDP Structure Plan area has been

evaluated as good to very good agricultural land. lhis land \s predominantly associated

with well-drained upland and is therefore largely confined to the northern half of the

DII-lDP Structure Plan area. Large expanses of theses top quality agricultural lands have

already been lost due to urbanization But this high value agricultural land should be kept

free from any kind of permanent development. DMQP Identifies three areas of high

quality agricultural land within the catchments area of Dhaka. These areas are -Savar,

Narsingdi and RupganJ and should be restricted for development to ensure a base for

urban food supplies 10 close proximity to the city and to improve levels within the

agricultural sector of the metropolitan area's economy.

Policy

Three areas a/high qualil}' agricultural/and within {he calchmenrs area (dDhaka will be

consen-ed and promoted as areaS ofhif{h intensity food production.

5.2.6) Location of Residential Land Development Projects in the High Value

Agricultural Area

Figure 5.5 shows that "high value agnculturallands' are being converted to the residential

use In the policy these areas are restricted to develop because of cropping intensity. The

agricultural zone at 'Savar' is losing its charactenstics in a tremendous rate 15 projects

me located in that restricted area convertmg 503 hectares of land. On the other hand

Narsmgdl and Rupganj areas are still free from residential land development activities,

but m the field observation survey it IS found that in these areas commerCIal and

mdustrial activities are growing in an Increasing rate
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Table 5.4: Number of private residential land development project in the high

value agricultural areas

Agricultural Location Number "fProject IArea(bectare) I
Savar 15 503

Gazipur - -
RupgonJ - -
Total 15 503

Source' FIeld survey, 2006

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

Discussion from the above men\loned tables and fi!,'ures in this chapter prove that the

housing projects are engaged in developmg huge amount ofland in the name ofhousing

provision WIthout conslderlOg any rl.lles and regulation, maklOg Dhaka to grow in an

unplanned way, From the table 5,5 it is revealed that the stated housing proJects are

convertlOg approximately 10252 hectares of land inc1l.lding high value agricultural area,

flood flow zone, proposed retention areas which are highly restricted to develop

according to DMOP policy_ It is very slgmficant that 19"10 of total converting area lies i~

the malO flood flow zone

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

Desi Dated area

Flood flow zone
Sub flood flow zone

Other
Total

Source: Field survey, 2006

Area hectare
503
1488
2253
6008
10252

% o£Share
5%
15%
22%
58%
100%
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'lI. 01 Land t:evelDpmeni Projects In DlJeerent
Design.ted Area

"",",,""C'"'''~;'''_;;;".O";;],••
II Fbod llow zone

D Sub flood IIow ZtI""

Source: I'ie!d survey, 2006
Figure 5.li: Percentage orland development activities within the restricted areas

5.4) Possible Environmental Impact o(Private Residential Land

Development Activity
It is evident Hum the prior analysis of the activities ofPRLDPs with spe<:ial refercnce to

DMDP policies. the land development activities undertaken by the PRLDPs in the

DMDP area is a deviation from stated objective and norms or urban planning and urban

development. These activities are reducing high value agricultural land. flood flow wne.

sub-flood flow zone which arc predominantly used as agricultural land and causing

adverse impact on environment. The environmental impacts are identified as f"lIows-

5.4.1) Loss of Agricultural Land

It is found from the survey that high value agrieulturallands at 'Savar' as well as other

agricultural lands are being cooverted into residential usc. The peripheral areas of Dhaka

city turns into a vast walerbed and become wet lands during monsoon period. In the dry

sea~on. these lands arc used for cultivation. Increasing rate of land development is

reducing the intensity of agricultural pnxiuction. As a result people will race shortage of

food. More over the labour force engaged in the agriculture will be unemployed and that

will cause the eKtra pressure on the city centre. An agricultural study on limbo, locllled in

Sayar high value agricultural area, is found that in 2005, 30.40% or total area is under

agricultural u,e but in 1995 it was 71.92% (Islam, 2006).
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F".gUI"l' 5.7: Conv~nion ohl:rimltunll"'nd du~ to land dt1o.clopm~nl projrct

5.4.2) Los, ofW~t Land

The flood flow zones and retention pond .= are found in the form of low lying arC3S

and ~ lands_ The wet lllrld and the low lying areas are amverted Il5SCllSOfIlIlwa land

during the miny!l.e3.5Ol1and IlCtas natuml reservoir of water. BUIthe wet lands are being

filled up to meet the excr.;sive demand of lzInd,Thus the environment of Dhaka cit), is

being continuously endangl.'fed and th~tened by VllriouSunplzlrmed and iI1egt11lletiviti~

of private and public bodies without considering and respecl.ing the minimum

environmental stundards_ This extinction of wetlands arc not only creating Il)CIllir.edflood

in th~ area bul also aggmvated the ye:trly flood of the inner part of the city, However, the

existing czlllals lind wetlands should be kept free from all sort of development work

otherwise internal flooding within the prolected IIrcllSwill be obvious_

).'itu"' 5.8: Loss of ••.t'! bnd due to !lInd dt'Vt'lopmt'llt.

It is evidenl from an analysis of ••.•-el land of Dlulka city is shrinking gllldually. It is

alarming to find thai yearly mle of loss of wetland during 1999-2003 periods is 5.67

"



percent whereas dunng 1989-1999 per1Od,yearly rate of loss was 1.23 percent, Despite

the enactment of the Water Body Conservation Act 2000, wetlands are disappearing, If

the current rate of loss of wetland continues, by the year 2037 all temporary wetlands of

Dhaka will be disappeared.(lslam, 2006)

5A.3) Drainage and Water logging

The human interference associated with land filling and unplanned development

activi\les over the natural drainage system have aggravated the present water loggmg in

the study area, There arc more than 40 Kha/.\' m greater Dhaka city linking with each

other. The Khals arc well connected and open, The ring type drainage system always

protected Dhaka from water loggmg, More over the adjacent low -lying area~ of Dhaka

city serves as the retention pond of the excess water of these rivers during the rainy

season. But land development through land filling process m the low lying areas and

natural khals and channels is occurring severe drainage congestion especially in the city

center, Figure 5.10 shows the encroachment of a channel by Basundhara (Baridhara)

residential project. DND area and Dhaka west are the examples of severe drainage

congestion due to massive land filhng,

5.4.4) Loss of Fisheries

The nvers surrounded Dhaka and most of the low lying areas including flood plain are

used for single cropped agncultural purpose and are also potential for open water capture

fisheries. A IleA study under FAP -8A identified about 74 fish species, \0 fresh water

prawn species and two oval species only in thc castern fringe area (JICA, 1992). But the

habitations of fishes in floodplain and reserve areas are reducing due the land

development work. Sagufta, a housing project of N.M, Housing Group, IS convertmg

nearly 1600 hectares of land which were used as the fishing cultivation area. Similarly

other projects are doing so.

5.4.5) Loss of Trees

Geogrnphically Savar and Gazipur are SItuated m the Mudhupur Tract region. These

areas are well knoVllllfor Shal trees and Mehagony trees. Moreover the study area

76



abounds in mango, litchi, Jackfruit, coconut; bcrries etc. There are several on:hards of

jackfruit in Savar and Ashulia. The orchard and the natural plants are disappearing day hy

day due 10land development roces,.

Figure 5.9: Loss oftree~ due to laud development.

S.4.6) Cbanging of Soil quality

The silt and clay are prominent in the upper layer if the soil having an approximate

thickness of 5- 20 meters in Dhaka cily and its surrounding areas. Sands occupy the

major pon!on of the lower 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 il becomes slippery ralher than soli when exposed to rain. The beel

Clay is slilf clay deposited on the bottoms and edges of beds. 11is S most common in the

natural Khals and along the rivers and many places mixed with the decayed remains

aqualic plants. This clay is soft in nature. Marsh and peat are COmmon in beel and

structurally controls depression. The soil of Dhaka is clay layer at Ihe top followed by

fine sand and soil layer at a depth of about 50 meters. The lOp spoil of Dhaka city is

fertile for agricultural product and habitat of many plants, flora and fauna. But the

PRLDPs are filling their projects with river sill which is changing the natural soil quality

of those specific areas. Thus situation will cause severe environmental problems.

5.5) Supply and Dem.and .aspect oiLand within the DMDP Area
DMDP population forecast anticipates a doubling of population over 25 years and

average growth rale of 3.1 %. Thc end of the structure plan period the population of

Dhaka city will be 15.569 million. With the population growth Dhaka is expanding in
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every direction, The impact of the Spallal Development Strategy on Dhaka's distribution

of populatlon is shown in the followmg table. DMDP summarized the main results of

populatIOn growth as follows-

• the Consolidation sub-strategy, within the 1983 established urban area, is

expected to result in a twenty five year increase in population ( from the 1991

census total) of some 2.65 million or 32% of the total projected ,[,'fowth,with

approximately half thLS mcrease occurring in Dhaka's western and eastern

suburbs. The rate ofincrcase is expected to decline over the DMDP Structure Plan

period as opportunities for infill and densificatlOn diminish.

• In the present under-developed urban fringes (converted from rural to urban use

after 1983), the accelerate growth strategy is expected to accommodate the

absorption of an additional 1.29 million, increasing the capacity of these areas

more than threefold.

• Together the above two suh-strategies ",,11accommodate just over (48%) in the

projected 1991-2015 POpulallon increase to be absorbed within the defined 1991

urban area

• The bulk of the remaining population (52% or 4.26 million) will be strategically

directed to new development locatlOns, spltt approximately 75125 between

expansion of existing urban areas and to more dispersed locations to the north and

nonhwe,t. 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 the ten year penod, While the peripheral area where development will be

enabled will maintain its share ofgrowtb at 15%.
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Table 5.6: Total population and share of total by location and time

total in millions

Location Strategic 1991 2006 2016

Inten,couon
i Total Share Total Share Total Share

% % %

I, "" establLshed Consolidate 5525 75.0 7610 60.5 8.200 52.5

Prc-1983 Urban area
I, "" newly Accelerate 0,541 7.5 1 239 10,0 1,829 12.0

I (;banizin~~l Fringe
0,10-1983

New area Promotion - - 1,757 140 3.087 20.0

development PO"
1990
Penpheral Enable! 1.280 17,5 2,013 15,5 2.453 15.5

development Dlscoura ,,,d
Grand Total 12.619 100 15.569 100

Source: DMDP. 1995-2015

In terms of influencing and changing the spatial development pattern of the metropolitan

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

• EXlsting urban area, will account for approximately 64.5% of lola! population

In 2015, compared to 82.5% in 1991 W1thm the older established urban areas,

this declining share will be even mOre pronounced and despite an actual

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 declme in the centre of Dhaka, ncw area development

will have increased the share of more dispersed locations from 17.5% in 1991

to 30.5% by 2015.

Without maintaimng the spatial development strategy, new land conversion IS continued

to occur, partIcularly in locations adjacent to presently developed and developing areas

and in spite of high flood risk and paucity of infrastructure services and other social and

community servtces provision. This form of development is taking place due to Dhaka's

fragile eco-system and natural and vulnerable dramage system. There is dear eVIdence of

these sites at Kuril, K\7ipara and Mcradia, Bha'tara, D:'ID areas and opposite side of
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westcrn embankment Pr;vate sector interests have been and arc acqmring large tracts of

fringe areas, filling land with loose and excavated sOli of inherent unstable quahties,

ignoring geological consequences, the potcntial and increases risk of subsidence and

water logging ofland are filling these areas.

Land development for reSIdential use is going on both by the private and public agencies,

From the followlnR table it is reveled thaI 15030 hectares of land \VIII be ready to

accommodate 13,68 million ofpeoplc by 2015,

Table 5.7: Total amount of land will be used for residential purpose by 1995- 2015

Residential land Area( in hedares) pOPulatio~ \accommodate
development (in million
Public residential land 4778 4,71
development projects
l'rivate Residential land I0252( approximately) 8,97
development projects
Tolal 15030 , roxlmalely) 13.68
Source: Field Survey, 2006 and RAJUK

But question is that "Js thiS huge amount of land necessary to aCC<lmmodatethe future

population?"

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

equation That]S-

"New land required for future population; Total population I Dffisil)- per hectafe~

I Mllhonl425 per hectare

2352.94hc\:larcSoflaud

Basisoflhe concepti<are'
1) DMDP estimates that DhakaWillhave to accommodate 15.569million pcople at

the average growth rate of3.1% at thc end of thc plan, At present, in the year of
200G thc population of Dhaka city IS ncarl) 12,5 (as per DMDP projection)

million so that Dhaka

will ha\c lOaccommodate 3 million people more within 2015 D.MDP slates

two.thirds of the mcreased population over the decade will be

accommodated higher densitIes m established urban areas. and only one-
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tlmd 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 pnvate sector will

have to accommodate 1 mlllion people by 2015

3) POpulatlOn density of PRLDPs is calculated as per the rules of PRLDR,

2004 The density is 875 person per hectare,

4) To calculate the amounl of land needed to accommodate the future

populauon the average density of Purbacha I is taken into consideration.

The average density ofPubachal is planned 425 pph.

Comments: It is revealed that total land development is much more to accommodate the

future population, So it should be stopped noW. {fthe land development is increased, the

following situation will be faced-

I) The amount of land is bemg developed or going to develop is morethan sufficient

to accommodate the future population and ifmore land is developed WIllface

shortage of desIred buyers That means huge amount of land will be used as

speculative mood

2) Dhaka cit} will grow in a haphazard manner without considering proper plannmg

that will cause serious environmental, social, infrastructuml, economic loss,



•

•

5.6) Case Study of Private Residential Land Development Activities

In th,s section intend, to show the present land development activities through some case

studie5. These PRLDP's are located dllferent part of the Dhaka at different geological

areas,

Case Study I
1) Name of the Project Basundham (Baridhara) Housing Project

2) Name of the Company , Fast-West Propert'y Development Ltd.

3) Localton : The project is located in the eastern side ofProgati

Sarnn; and the north -east of RAJUK 's Baridhara Model Town, The project comprises

of Joar saham, Bhatara, and Kathaldia MOUM uncler Gulshan Thana.

4) Startmg year Busundhara got rts approval at the year of 1987

from RAJUK comprising 1236 hectares of land within different blocks with certain

terms and conditions At present RAJUK approved A-F block of the housing project. The

project 1$ now expanded up to Q block which does not have any authonzation,

5) Present Status of the Project At present the company is trying to get perrl1lssion

for extensJOn, Initially It started busines, dividmg the plot by 5 sectors, named A, fl, C,

D, E, F now it extends its area up to Q sector (FIgure 5.6). For that purpose it has

acquIred land from the surrounding areas. The company buys land from the landowner or

acquires Khas land from the Government. The follow\ng table summarized the project-

Table 5.8: Project phases, blocks and areas of Basundhara (Baridhara)

residential area

Phase Rlod •., Areasr~) ,. comments
hectare

Phase-1 A, B, e, 0, E, 123,6 Most of the plot were sold
F(Part) 0.'

Phase .\~~jscd and f, G, H, I, J. K, L, 381.5 Incremental land filling is I
extenslOn continued
Phase " ( future M, N, 0, P,Q 200 lVlaximum lal1d is low
Extension) lying ~ro",.d '" fo<

agricultural purpose only,

Tolal 605.] I
Source: RAJUK Office Record, 2006
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Souree: Basundhara (Baridhara) o!licc record, 2006

Figure 5.1D: Block-wise plan ofBasundbaf'll (Baridbara) hOIl~ingproject

The table shows that the company submitted its layout plan fur 605 hectares to approve.

Real picture is little hit worse in the grabbing of land. Tbis project already grabbed 1400

hectares ofland. From the field with it i~ found that the company is giving pressure and

using brutal force on the land owners to sell their land III do so at the companie~ quoted

pricc. Company buy~ land at a minimum cost. From the l1eld survey it is found that the

company boys land 7-8 Lakb I Bigha. The company ~ell" their plots at high rate. The

~elling price varies from 8-10 lakb I katha (from the price li~t ofthe company).

6) Land Development activity : The land development llCtivities 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. Thc company has filled

-up the existing canals Ikhals lor the interest of the project. The following figure proves

the same adivity.
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Name of the project

Name of the company

Location

: New Uttara Model Town

: Jamuna Builders Limited

: The project is located on the Turag flood flow zone.

Land development ActivIties: Proposed layout plan of the company to develop housing

over an area of 303.9 hectares but the company encroached nearly 400 hectares of flood

flow zone and started to fill up the land WIthout approval ofRAJUK. Such filling up the

flood flow wne and the branches of tile Turag river flowing thereon IS changing nature,

character and utility of the natural water body. The land development activity is now

stopped by the order of RAJUK



Chapter Six;

Factors Involved on the Land Development
Activity
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COSt Study III:

Name of the Project ;ModhUlruui Model TO"lI

Nnme of the Comp:my ; Metro Milkers It devdopcl'5 Lid.

Locttion ; Amin BII.ZlUunder SaVllfthan!

Totallll\"fl : Total ~II. ofthi~ rrojecl is 204.5 hn:tlll'eS (httpflwww.

modhumati. com). The pmjcct is di\'ided into 34 bkteks. The loy out plan oflhe project

is shown in the following figure

• •.,. _.
Sooroe;"_.metmmllken..rom

Fi&un: !'i.tJ; RJock ••1ft pbn of M6dhomnll Mooel TOln

Staring year ; The project is stnrted in the Y""" of 1990, but slllnoo to

selllhc plots from 2001,

Present SIl1tUS : Notllpprovcd by RAJUK.

Land development Aetivity : Modhumllti Modellown is Ioctlled in the SaVIll'flood flow

zone, The Vllst low.lyiog area of SllVIlJ is rc:eogni7m lIS sub-flood-flow 7{10e in lile

DMDP poliei~ and di'l(:Oul'lIged.11 development therein to enable free flow of flood

WIIter. Whitt: the Metro Makers were advcrtising for selling of plol$, a sencs of

advertisements were given by RAJUK warning the gt:neral rcorlc not to buy MY

plollbnd in the $lIk! !O"lIship undcr dcvelopment on the ground that the SlUllehas not

been II.uthoriT.edby RAJlJK and" sueh iIIegallltld ltIllIuthorizcd, Despite Sllelt move by

RAJUK. earth 1iI1ingin the said Ill'l:ais pmgre$Sing much 10 the derogation of the flood

retention pond and exposing the city dwellers to the high ri~ and dnngcr offlooding.
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6.1 Introduction

Within the DMDP Boundary, PRLDPs are expanding in all directions of the area

specially in Eastern part of Dhaka, Tongi, Narayangonj , Gazipur, Savar. Various taetors

are identified for the expansion of the areas, such as road network, low land price, close

to city proximity etc. Government decision and lack of institutional arrangements are also

playing vital role for dcvclopment. To identify the factors, 20 land developing companies

were interviewed. From the interview and the field observation survey several factors are

identified for the deviation ofOMOP po Ilcie,.

6.2) Factors Associated with the Deviation of DMDP Policies

From the field survey and interview of developing companies and interview of iocal

people several factors are identified. These factors are - physical, economical, political

and institutional issues associated with the current trend of development.

6.2.1) Physical Aspect or Land Development

6.2.1.1) Road nernork

Road net\>.'Orkis the vital agent to development of housing projects in the study area.

Overlying the location of PRLOPs 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 road of the region. Tongi - Ashulia to the North -West

part, Dhaka -Mawa road in southern part of Dhaka, Dhaka-Arlcha road in the western

part, and Dhaka -Kaligonj in the north-east road arc acting the major role in the

development proce". The east -west connecting roads towards Balu river from airport

road gives the eas)' access to PRU)?s development in the eastern part of Dhaka.

6.2.1.2) Ck>sc to cit~.. ceoter

Most of the wet lands are in and adjacent to the cit)'. People like to develop new

habitation and inlmstructurc adjacent to the existing one due to the availabi lity of
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Figure 6.1: Existing road network and private residential land devrlopmeot projects
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services and communication facility. There are five municipalities within the boundary

ofDMDP area. These are:Kadmrasul. Tongi, Savar, Gazipur, Narayangonj and the areas

arc well connected Hom the Dhaka city centre. Thus the private land development

companies get the opportllnity to establish their pl1lject near to the city cemer. If we go

through the advertisement (such as Ashian City, Basundhara River View, Green Model

ToVlmetc) on the various media, we will find that they always show the adjacency to the

city center.

6.2.1.3) Industrialization
Industrialization is another component to influence the growth of PRLDPs within the

DMDP area. Within DMDP boundary Tejgaon, Tongi and Narayangonj are developed as

the commercial and industrial area. Tongi and Naranyangong attract private residential

housing companies to start their business, but in these cases development ofPRLDP, ares

not contravening to the DMDP, because DMDP identifies Tongi and Narayangonj as the

long tenn peripheral expansion.

Dhaka Export Processing Zone (EPZ) and Adamjcc Export Processing Zone created

another dimension for the land development activities. Already many other industries

have been commissioned near the .EPZ as forward and backward linkage expansion or

just to use the agglomeration effect. To serve the large population working in the EPZ

new urban facilities are growing very fast in the nearby areas. (Zohir and Yunus, 2003).
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Source: Field survey, 2006
Figure 6.2: Percentage uf respondent to identify the f:act(l1'Sassociated with private

residential land devdupment
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6.2.2) Economic Factors

6.2.2.1) Low land price

Low land pncc is another factor for development of thc PRLOPs in the fringe and

peripheral areas. Land prices are low in (he areas compared to the established urban

areaS. It Is found that most of the PI{I,DPs are located in the peripherics and out side the

urhan area. The low lying wetlands are easily available. So, the PRLDPs buy the non-

serviced land in a low priee and sen the serviced plot at a higher cost. The sclling price of

the landowner and selling price of the PRLDPs in the different areas are shovm in the

foJiowing table 6.1. Thc developing companies sell the'r pI"t nearly I0 times higher than -

its purchasing price from the original owner.

Table 6.t: Buying and selling price of the land development housing projects
Thousand/unit

Area Average selling price of Average selling price of
tbe land o••ncr the PRLDHPs

Badda, Sholmaid, Bhamra 60 500 ,

Utlara( Uttar kh3n, 30 400
Ohakhsinkhan)

Tong; 55 400
Gazi ur 35 300
Ashulia 35 300
Savar 65 400
Oemra 70 400
Fatulla '00 470

Keranigonj 50 300
Mohammadpur 900

'"Source: F,eld survey, 2006 (!'iole:I unit~ 66,9sq. meters)

It has alleged that PRLOHPs occupy land without giving the real price of the land. They

give the landovmer just a little amount of money as compensation. For an example,

Shahidul Islam, a landowncr of Kcraniganj, had 0.187 hectares agricultural IlII1dju~1

beside the 'BaslIndham River Vicw' project of Ea,t .'Vest Property Development1.td.

Recently the Bansundhara River view Project grabbed his land without paying the real

land value. He got only Tk. 100000 as a compensation fur the tota! land.
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6.3) Political Power and Elite

ln Rangladesh no deci8i(lnS are taken in a polilical vacuum, especiaJ1y those concerned

with urban devel()prnenl~ Or more precisely, with development projects. This means that

urban development and urban politics are very much inten:onnected. in the private land

development projed ruling elites and their allies are intere8ted as it give. them chances

for enhancing their supreme position as the dominant c1a:;s and opportunities for

increasing their individual wealth. The political and social elites are involved in this

proces.~. These elite groups are always ~ery much active as they can achieve benefits

from such .ituations. Thcy are mainly either past or present local representative,

innuenlial persons. They are powerful in terms of political and financial powers. ln the

development process, the role of such elites i8 always very tricky; 80metimes they

support landowners against developers and raised questions like why landowners are

forced OUIof their land without proper compensation saying these activities of the

developers absolutely unfair. On the other hand they are getting benefit in kind or cash

from developers through secret dealings. In some cases they arc engaged with developing

such projects.

A good uumher of land developmenl companics are involved in the land dcvelopment

aclivities in the study area. Among !hem SOmecompanies are big and powerful in lerms

offinancial and political powers. The larger companies employ 'Mas/an' or 'Muscleman'

to protecl their land and also occupy land for the next expansion of the land. An

allegation has come again.,t companies that some companies sell the land which are not

occupied by them. The ruling elites and other powerful people of the oociety also support

the activities to be in good business terms 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 Holdings Limited, Eastern Housing Ltd, East West property

Development Ltd. in different locations. In this way the ?RLDe are increasing in all the

directions of Dhaka cily lhal causes !h~ <levialion of the implementation ofth.e DMDP

rules.
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6.4) Institutional Weakness

Present management pmetice of development agencies in the Dnaka Metropolitan area is

not at all "Y5tematie. Urban planning and development management in Dnaka is

fragmented and uncoordinated. There are 42 agencies belonging to 22 ministries that

guide and control metropolilan Dhaka. On one hand. RAJUK, the capital development

authority nas hoth urban planning and development responsibilities for Dhaka

Metropolitan area_ On the other hand, citizen services are provided and maintaincd by

DCC and other municipalities. These ammgements have led to conflicts and

misunderstanding_' among diJl"crentgovernment agencies .

.Ihe existing acts and law",ofdiffercnt agencie~ remain as management tool, which arc

not properly exercised in the areas:.Overlapping functions among the agencies create

conJ1icts in management and controls. Coordination among the public agencies and their

management systcm are ineffectivc because most agencies implement their progrnm in

their own way. The effective control over the study area is not possible due to lack of

coordination among the city development agencies. Altnough there are many rules and

laws in theory to control all the activities that may cause the unplanned and haphazard

expansion of Dhaka city. but in reality these are ofien ignored and weakly enfbrced. This

sirua{ion encourages the PRL[)Cs 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 nfthe Tl Act 1953 (amendcd in 1987) indicating land uses. The provision of

the act is {hat no compensating shall be payable to any person owing to the restricted

use to which his land may be put under abovc sections. Thc enforcement for ensuring

prescribed land use as per (he master plan has hecome weak beeause of such lands is
privately owned.

2) There are provisions for RAJUK to mOni{Cl regularly the land devel0p'nent

activities indicated by both {he DMDP and the PLDHPR, 2004. But in reality

RAJUK does nO! do the same. In 2004 RAJUK had prepared a Jist of PRLDC that

indicates {hc authorization ~{atusof the housing companies acting in the DMDP area.

All the housing project~ other than the 36 approved projeet of RAJUK are acting
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illegally. Uut RAJUK did not take any legal action against the PRLDCs which nave

already started their business without pennission.

3) The total boundary ofDMDP is 1528 sq. Ian. So monitoring and managing the

whole area is quite impossible for RAJUK. RAJUK did not set any field offices to

monitor the unplanned growth.

5) According I" the Struclure Plan. RAJUK has five municipalilies under its'

jurisdiclion -Narayanganj, Savar, KadamRasul, Tongi and Gazipur. But the RAJUK

did not take any steps to regulate urhanization in these areas jointly. The plan clearly

stated that for integrated development initiatives of the capital city, the RAJUK

should chalk oul developmenl stralegies and moniloring mechanisms for lhe

peripheries. But RAJUK failed to invent any strategy or mechanism to check the

ongoing unplanned growth of the city and municipalities. Thus gives opportunity to

the PRLDC to estahlish lheir project and run their business.

6_6)Problem associated with DMDP Structure Plan

1) DMDP does not provide detailed guidelines to the private seClor Or other developers.

The general guideline ha, loopholes f"r the irrational land development activities,

because DMDP did not prepare any land use map according to the C.S. Mouza map

(~cale 1: )'160). When a PRLDHP seeks pennission to develop an area, it is difficult to

check individual e.S. plot.

2) A broad land uSe has been ,hown in the Dhaka Metropolitan Structure Plan

(I :50000) and Urban Area Plan (J :25000). But in the Delailed level land use are not

yet been demarcated on Mouza Map.

3) The overall development strategie~ and development guidelines of Dhaka city are

formulated by the structure Plan and Urban Area Plan as the first and ~econd level of

planning. On the third level these have to be elaborated and turned into an eITective

implementation tool through DAP. DAP is under preparation and will take one year

to Complele where il will provide more detailed planning proposals for specific sub-

areas of Dhaka.

But there remains a problem. In the UAP the metropolitan area is divided into 26

SPZs. But now for the preparation of DAP the metro area has been divided inlo 5
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groups (table 6.2) on the basis of geographical location and settlement pattern which

arc assigned by five different consulting agencies.

Table 6.2: Group wise area distribution ofDAP

Gro9 A Grou B Grou C Grou D Gro9 E

'" Areo '" Areo '" Areo '" A •• m I~:a...,)(Hect.a"'L H<eta •.•l "<eta",) (Hed••,,) ro ••

" 3228 o. , 4670 , m 8 2311 " 8157
"5 7591 n 7169 2 '" " 13529 17.1 2752

" 4499 93 22]] 3 624 17.2 5171
>9 26797 >0 9m 4 802 17.3 13147

Il.l 4580 5 949 I
"2 2190 6 93'

7 on

" J72
13.1 1328

I I 13.2 1728
142115 121721 8055 15840 29227

Source, B,d Document for DAP, RAJUK, 2003

It is evident from the table (6,2) and figure (6.3) that ~ach consulting' agency is working

on a huge parcel of land for DAP huge number of housing projects burdened the area.

Since the monitoring and implementation fucilities are weak, it might create problems

during execution because of this huge extent of land for each group. In such Situation, the

effecllveness ofDAP will be questioned, while the PRLDPs are ignoring all the laws and

reguJatlons of developmcn1. The figure 6,3 shows the location of PRLDP~ 10 the DAP

areas. These unauthorized activities will create during the planmng penod.
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6.7)Weak Regulation and Control
For the proper development of Dhaka metropolitan area regarding land development and

envlTonmental consequences. several regulations and laws, such as PLDPR, 2004, wet

land conservallOo aet, 2000, environmental pohey, 1995 arc initiated. But all the

regulations are not particularly effective in controlling unauthorized development, since

there are numerOUSloopholes that allow much malpracti<:e.

6.7.1) Weakness ofPLDPR, 2004

Who will be responsible for the enforcement of PLDPR, 2004, IS not properly indicated

In PLDHPR, 2004 and therefore the whole process of implementation, is delayed and

cumbe~ome Moreover there is no penal section in this rule whIch can apply to protect

the growing unauthorized housing projects Moreover PLDPR is supported by the

clearance of other agencies. Those agencies are supported by aClSand laws

6.7.2) Weakness ofthe Natural Water body, Park! Playground Protection Law, 2000

Declaration ofnaturnl water bodies, the low lying and retention area., /rhal, natuml water

body within DMOP are not demarked on mOllza map. More over there remains

controversy on the delineation of wetlands This conlroversy mainly 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 wetlands are demarcated in the Metropolitan

development plan with circular boundary but it is not dear in which mOllza it falls. It

prOVides a greater scope for the de~elopcr to fill il up and change the original

characrenstics of the low land .
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7.1) Recommendation: II is evidenl from the study that the DMDP policIes are

extremely violated by the PRLDPs, Government initiative, institutional weakness and

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

the wide spread cormptlon and political mfluences "pon the admimstrntlOn IS also

deteriorating the situation, In such a conditIon, following issues Can be addressed to

rcgulate and control development.

7.1.1) Preparation of Detail Area Plan

• DAP lS cssential for development and land ll,e controL The Dhaka Metropolitan

Development Plan was approved nine years ago, but there is little progre;s in the

preparation of DAP in compliance with the DMDP policy Recently DMDP cell

ofRAJUK has been taken steps to complete the DAP dividing the total area Into

five wnes, Already the delay In the preparation of DAP have caused huge

damage to the environment of the DMDP area as well as the proper planning

perspective.'So it is recommended to complete the DAPs as sOOnas possible and

the different desIgnated area withm DMDP should be demarked on the 1/Iouza

map (1:3960) indicatmg plot schedule.

• DAP IS an opportun'ty to bring Dhaka metropolitan areas under planning

guIdelines, In the VAl' the metropohtan area is divided into 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 settlement pattern which are

assigned five different consulting agencies, Since the implementrng and

monitoring facilities are weak, it might create problems during execution because

ofthis huge extent of land for each group,

In such situatlOn, the effectIveness ofDAP will be questioned. It would be better

to make subdivision plan for some pilot projects to an area in detail format along

with the recommendation for the whole area so that the supervision can be

possible to control the unplanned growth. For that purpose, DAP could consider

DMDP suggested techmques, such as -gUlded land development, land

readjustment depending on the situatlOn of the locality. In this regard the input

from the local communities menllonoo in the DAP should be taken into
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consideration and work in partneffihip with local people as they know better of

their areas as well as problems .

• The planning of the study area should be guIded oy the topography, land le,e!.

• and canal network The eXlstLngbuill up housing wil! bc adjusted in the DAP (n

the basis ofPRLDR, 2004

• It would be better to stop an kind of land development project through

government order before completion of DAP.

7.1.2) lAInd use zoning

7.1.2.1) Areas of agricultural land

Areas of high agricultural activIty are particularly evident in the Savar, part of Narsindi

and Rupganj, these areas playa significant economic role and maintain green corridors

separating developed areas, In the light of population increase some agricultural1and ",ill

have to be surrendered to urban development. But such strategy will be introduced that

more valuable agricultural land will be kept from development and urban expansion

Existing crop land cannot bc converted to other non-agricultural uses, In the case of

unavailability of land for non_agricultural usc, less productive land can be acquired.

7.1.2.2) Areas of flood ZODe

• Any permanent development work In the areas desi~,'nated as flood flow zone

must be stopped and should not be given any permission.

• flood flow zones can be used as tourism and recreation spot. Ashu1ia is a good

example in this regard. The low-lying open areaS and wetlands offer great relief

. to the dwe1\effiof a htghly congested city like Dhaka who would enjoy its calm

flow and natural view particularly 10 the monsoon for recreation w both the

private and public sector can rake inLtmtlve.Thesc actIvities will provide not only

recreation for people but also enhance employment.

a) Government initiative: Government can cmploy Paljatan Corporarion to take

projects providing recrcational faCIlities in the restncted areas,'o that in this way

•

government can earn some revenue.

b) Private inillatives' Some pnvate entrepreneurs can also take part in developing

these sites as tounst spots without disturbing the wet land .
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7.1,2.3) Areas of retention pond

Flood retention ponds are an important part of the flood protection project The ponds

will reduce the intensity of local floods within the protected areas and reduce pumping

requirements

The present land use within the flood retention pond has been affected due to land filhng

activities. Although the retention ponds identified in the DMDP are indicative, but it is

suggested that 15% of tne total land should be reserved for retention pond But

incremental land fillJng of the PRLDPs in the low Iymg and agricultural areas WIllremain

no land for retenlton pend. Problem IS that for retention pond huge amount of lard is

necessary. Most of the land needed for ponds is prtvately owned. DMDP suggests nol

developing the retention po"d area rather these areas can be used for recreational and

agricultural purpose, Considering the above criteria following optiollS can be taken for

the implementation of retention pond,

•

•

•

•

Compulsory Acquisition: Compulsory acqUisition of all retention pond areas. In

this option huge Investment ISneeded

Land Exchange, Land exchange option could be considered whereby cqulvalent

value land in olher city areas could be offered to the land owneTSas an incentive

to resettle, leaving the retention pond area. Then government can take appropnate

measures to use the land,

F'sh culllvation: fish ponds can be constructed in the area. It is an economically

attractive option since there i$ a ready market for fish and fish products in Dhaka.

Tnsuch case. restriction on land fill would also have to be enforced.

7.1.3) Ex.tending Road Network in compliance with DMDP

Extending road network will Invariably attract unauthorized development in areas close

to it and undesirable development inappropnate will be the most outcomes (chaprani.

1999) ThIS study shows thai most of the PRLDPs are developing their projects near to

the roads and highways (figure 6,1) So road development work should follow the

DMDP policies

7.1.4) lnstitutional Managcm~nt

Though RAJUK is the key agency for planning and development of Dhaka but as so

many other agencies are involved in urban development process, it hinders the
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implementation of existing laws, Such overlapping 15a severe constraint to regulate the

planned growth of Dhaka. Thus it IS necessary to establish a central planning and

administratIve body to ensure C()o,dmat,on among the agencies.

7.1.5) Improving Monitoring System

7.1.5.1) Establishmentfield office of RAJ UK

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

but it is really impOS~lble for RAJL'K to monitor 'lie 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 properly. It ISacknowledged that

existing planning documents and legal measures are sufficient to regulate development

Major problem lies at the implementation To improve the monitor the unplanned

development and enforcement of law:s RAJUK should set up its field office to monitor

thc development work in the peripheral areaS especially in 5 muniCIpalities

7.1.5.1) Strengthening (lfll)cal ~vernment

• To momwr development work properly RAJUK can inc1l1de local level

organizatlons offices such as - ward office, umon parishad and Pourasavas under

thc umbrella offield offices of RAJUK. At the field level ward commissionen; or

union chairmen can play active role to morotor all the development work. RAJUK

can arrange different lTailllng programs to inform about tlle exiting planning.

laws/regulations and different development programs. in such a way they will

create awareness among tlle local communi!)' people.

• Local government should be active partners in development projects. The local

organizations would be empowered to take and execute decisions for the

development of their local,!)'. so that they can actively participate in this process .

7.1.6) Public and Prwate Partnenhip

Public and private sector (NGOs, local elites, MPs) interaction is necessary to cnforce

DlvIDP structure plan. For providmg the housing facilities to tlle people, public and

private orgarnzat,on can work together. Government policy as well as Di\1DP encourages

the private sector to take part in the development process of Dhaka metropolitan area. In

this case, RAlUK will acquire land, develop it and make subdivision of plots. The private

]0]
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sector will be responsible for constructmg infrastructure and ServIces. The government

will retain the power to allocate plots to the private sector An important advantagc of this

process is that private resources can be mobilized for infra,trueture prOVIsion,

In this proe."" the responsibilities of private and public sector are

Public Sedor-

• Properly maintaming land records and schedule
• Preparing comprchensive plan comprising of physical, drainage and

environmental component
• Planning standard and norms to be followed during the plan prepamtion
• Responsibilities for land allocation and land management through Management

information system

Private Sec/or-
• Providing fund for land acquisition
• Constricting all mfrastrueture indieatcd in the plan (road, schools, bridge etc.)

The opporrumtics of the pri'vate sector will be-

• Public seclor will allocate adequale lands to private sector for specific
project adjusted with therr mvolved fund,

• Private sector WI]] be allowed 10 sell plots to their clients at market price.
• Private sector may get privlleges of tax holiday foe certain period

7.1.7) Land Spe~ulation

Land speculation must be carefully considered for proper de'velopment of Dhaka Every

one has the right to cn~er in the field market according to their alfordabihty. The

peripheral areas outSIde the Dhaka city are now considered as money making market

place for the land de\'eloper, If we consider the land puce of the land development

companies the rate" too much higher than the aetualland price. Thus it is not poSSIbleto

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 valuable land.

7.1.8) Wise Enfortement of Legal Actions

Recently, the government has ISSUedsome directives to stop the Illegal a<,;tivities in

Dhaka. It is not \\ilSe to take stnct deCIsion to stop the land development activities (other

>02
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than the projects located in the restricted area~) instantly because of abrupt enforcement

of the act will ensue a sudden and severe repercussion challenging the government

posture Firstly enforcement of act will infringe upon the cans/1tutlOnal rights of

individual owning lands, full and unhindered enjoyment of their property. Secondly the

sudden and abrupt closure of the business land developers will Cil.use heavy financial

losses for the buyers who booked plots with the PRLDCs

On the contrary, PRLDCs will lose almost nothing as they run their busmess 15acquiring

the land dlscnminately and I<usmg the land by earth fillmg WIth the money received by

them In advance from the buyers of the plots, in monthly installment, over a penod of 5

to 6 yeaTs. The PRLDCs sell to the buyer's paper plot, so to say printed on maps of

proposed proJects, long before the lands havc been acquired and devcloped, The buyers

will phys,cally get delivery of the plots only. when ale plots are ready and afte.- full

payments of the price are made after booking of the plot

Therefore If the government forces PRLDCs to close down their business when their

ongomg projects are in the process of starting or completing with the money of buyers, it

will be the buyers who will he caught unay,llre and will suffer loss ofthelr investment

The government has to take a look back at the Act, should revise and modify and

definition ofrcstncted areas "hould 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 playa vital role to protect the unauthorized development in Dhaka

metropolotan area. They should not air or print any advertisement without showmg thc

approval status, RAJUK could po,t advertiscment on the different media regularly 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 effort 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 DMOP,

It is also evident that huge amount of agricultural lands, flood flow areas, low lYing areas

are converting at a tremendous rate, the private housing companies legally and illegally

occupy theses lypes of lands and try 10 establish thClf nghts and aTCdevelopmg the areas

according to their will, flouting the policies staled in the DMDP Structure Plan.

From the field survey 143 PRLDPs are identified and most of the projects are growing

contravening to the policies_ The oollverslon of agricultural land into urban use has

caused loss of agncultural land with the decrease of agncultural production, loss of mnn

related job. The DMDP area is physically dominated by low-lying areas including

wetlands, ponds and ditches available for 1Mlterstorage. The random land filling by the

PRLDPs, is damaging wet lands and \'(ater reservoir and encroaching the flood flow

zone. Therefore 11 prOVidessevere lmpact on the productivity ofagneulture and fisheries

More over DMDP identLfied the future direction of development but in prnClice

urbanization through the land development is occurring at a mster rate in the discouraged

zone

Extendmg road network, low land price and the tendency of high profit. organizatlOnal

wcakness are aGting as main mctol'S for deviation of the policies identified in DMDP.

Overlapping functions and jurisdiction of the agencies often lead 10 inaction. It creates

conflicts among the agencies management process and acts as a main reaSOnfor growing

number ofhousmg in the study area.

Without effective policies and regulation. It is dIfficult to control indiscriminate land

filling by private sectors. The development restriction shouW be empowered by the acts

and laws and the laws will not only be just a wntten document but also must come into

enforcement and practice However, the CIty is undergomg rapid expansion. One of the

most challenges 1Sto achieve a proper and balanced urban development.
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Despite the limitations, thIs study will help the dCClsionmakers as well as urban planner,

researcher and other organizahons to formulate better planning, monitoring 3Ild

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

(Questionnaire S\lJ\ley for the fulfillment of MURP thesis paper titled "A Study Oll
Private Residential Land Development Adivitie$ in Dhaka and Their Compatibility
with DMDP Strncture Plan 1995-2015" in the Department of Urban and Regional
Planning)

1) ldentifieation:

• Name of Developer
• Name of the Project
• Date of Establishment
• Address of the Head Office:

• Address of the Site! Branch

2) Location of the Project

• Name of the Place :
• Name of the Mouza:
• Name of the Union:
• Name of the Thana
• Name of the District:

3) Total Area of the Project Acres.
4) Starting nate of the Project .
5) Approximate Completion Date of the Project ......•................

6) Type of Ownership
• Inherited .
• Bought .........•. _.
• Other (Spedfy)

7) Use orLand before Development
• Agricultural
• forest
• Barren Land
• Fi~heries
• Grazing land
• Orchard
• Rural settlement
8) Elevalion orLand
• Low lying arel\!l
• High land
• Piain land

•



5) Flood Status

tIy~,ml~~~~~~~~~~~~~D~'~"~Of~W~"'~'~'~~~~~~~~~j1988
1998
~onnal~onsoon
10) Information about the Land Value

PLOT SIZE BUVING PRICE SELLING PRICE Development
COl'ItlKatha

2.5 Katha
3 katha
3.5 Katlta
4 Km"
5 Iw,",
5& More

11) Trend of land Value Change

12) Number of plot oflhe project in terms of plot size

2.5 Kalka
3 katha
3.5 Katha
4 Katha
5 katha
6 & ~ore
TOTAL

TOTAL NUMBER OF PLOT
SOLD NOT SOLD

13) Number ofplols oflbe project in terms of land slatus

Status of land mid Nolsold
Developed
Not develo ed
Under develo "r



,

14) Categories of Roads:

Distance from Access Ro," Existing Acccss Road Condition
Main Road Width

Kateha Brick solin Metalled
20 ft
30ft
40 ft
60ft
60 fl and more

15) Distance from major city ceotre-

• Motijheel
• Gulshan
• U_

16) Have you Demarcated the Boundary?

18) b there any pro,"ision to allot land for original owners?

19) What are the factors related to choosing the place for devclopmenr.

• Easy communication
• Low land price
• Neartocity ccntcr
• Others (specify)

Signature ofthe Surveyor:
Date

"
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Appendix II

Table A-I: List of primal)' land development projects prepared from different sources

SI. Name of project Project area Name of eompan~'
No.
I Kaderabad Housing Mohammad pur Kaderabad Housing Ltd.

2 Sugandha property Hemayctpur, Sugandha property Ltd.
Savar

3 NiOObanResidential project Satarkul Nipaban Housing projects

4 Fulbaria project-2, 3, 4, 5 Savar l'opular Engineering & Real Estate

5 Badda project R=p~ Topaban project

6 Savar projC\.-"t Ashulia Topoban project

7 Anandangar project-2 s,,= CaJantica property & development
Ltd., Turng project Tongi Fonndation association Ltd.

9 RolDbum&Co Shympur Rolobum & company

10 Rex properties - Mirpur-2 Rex Properties Pvt. Ltd.

Ii. Saikat Residential project Mohammadpur Salkat Ltd.

12. Grecn Toueh projecl Manikdia, Green Touch Real Estate
Sabujhag

13 Agrajar.ra-18 Uttarakhan, Dhaka (WcsI) Tax employees Society
Urt=

14 Agrajatm-19 Daskhin Khan "

15 Agrajatra-20 Dogair, Demra "

16 Agrajatra-22 Kalay:mpur "

17 Agrajatra-23 Narayongonj "
rood

18 Ananda Nikelon-l ,2 Mar.rr Road, Pantha Enterprises

""""'
19 Panthanibas-l;l Mazar Road, Pantha Enterprises

Mirpur

20 Shantineer Gabloli l'antha Enterprises

21 Sambhar Housing Ashulia Sambhar ~al Estate

(Pvt. Ltd.)

22 Mutual Housing M_", Mutual Trading Co.

2J Dcmra ~sidential project ""= E-...,,1ernHousing Ltd.
"

24 Mohana Satellite Town . Mooona Sattelile project



SL Name of project Projed area Name of company
No.

25 Banarupa Residential Project JoarSahara Banani Development Pvt. LliL

26 Falulla project Dhaka Narayongonj Rusen Housing Ltd_
roOO

27 Turagcity Ma:r.arRoad, Mirpur Pisciculture Housing Ltd.

28 Islamic Model Society Mijrniji D-<lTI11Is1amMultipurpose
project Ltd.

29 Savar project Nabinagar EHL

30 Sandhu Niba~ ","""oro Alfa Property & Comltruction

Amin Bazar AI-Issaf Corporation Ltd.
.

31 Al-Issatnagar

32 Bithika Residential Project Mariali Dithika Real Estate

33 N"",," Klli>m Mirpur Ceramic-12 Housing Ltd.

34 Kakoli Rupnagar, Mirpur-li Desh Housing Ltd.

35 MOil-ban Residential project Hazicamp Dtlara MOil-ban property
Development Ltd.

36 Swadhin Land Property Scclor-5, Uttara Swadhin Land Property
Development

37 Swapner Neer S,_ Islam Associates Ltd.

38 Niribili Nabinagar, Savar Uddog Multipurpose Ltd.

39 New Gulshan Residential Gazipur Banalli Property Development
project Ltd.

40 Unarayan Dattaapara, Tongi l3ishal Development Holding
Ltd.

41 Chayakunja-l Gazipur M.I\. Qhah & Sons

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

43 Chayakunja-3 Ashulia M.A Qhab & Sons

44 Shah Ali Estate Mirpw--I Priyanka Property
Development

45 H"""",,~ Mirpur-II Excellent Builders Ltd.

46 Morisha Housing Project Jirabo Morisha Housing Ltd.

47 Dhansiri Bauoia Dhansbiri Pvt. Ltd.



SL Nllmeofprojcct Projed llre:il Name of company
No.

48 Navana- Village Ashulia Navana Real Estate

49 Navana Green Homes Ashulia Navana Real Estate

50 Navana Green Park Sayar Navana real Estate

5\ Navana Valley Suruhari •

52 Neelaehal Tongi Shincpukur Holding Ltd.

53 SllIlCity-i Ashulia "

54 Swteity-2 Kaliakair ••

55 Asholia Abasan limbo, Sayar ••

56 RKNagar Ashulia RK Builders Ltd.

57 llamali ldeal Residential Gul~han Gulshan Land Development Co
Project (Pvt.) Ltd.

58 Great wall City-! Gazripur Great waIl holL~ingLtd.

59 Great wall City-l Purbachal Great wall housing Ltd.

60 Pink City lOaf sahara Xeoovclly Model Town

6\ Lake City Concord Khilkhel Concord Real Estate &
Development

62 Banakunja Residential Khilkhet Banakunja Residential Project
Project

63 Giasnagar Residential Tegharia, Keranigonj Jajira Housing
Project

64 Gulshan-E-Mohammadi B~" Mohammad!a Housing Ltd.

6S Rongdhanu-l,2 Ka1hgar'" Ha$ern real Estate Ltd-

66 East Town Madanpur Bangladesh Development
Company Pvt.Ltd.

67 West Town Hemayelpur "

68 New town Kadam Rasul ••

69 Northtwon Tong~ Gulia "

70 South town Keranigonj ••

7\ Angina Modellown Fatulla Angina Housing Ltd.

72 Niloy Gacha, Tongi Nabody Housing Lid.

73 Nirman Village Ashulia Nirman Intemational Ltd.
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Sl Name of project Project area Name of company
N•.

74 Far-East Mirpur-2 Far-Ea<;t Property Development Ltd

7S Maya Kanan AminB= Eastern Housing Ltd.

76 Rupayan Model Town Bhuiyan Rupayan Housing Estate Ltd.

77 Rupayan Abasan lirabo "

78 Rupayan Ashulia City Ashulia ••

79 Ashulia Homcs-l Jamgarn Rrack Concord Lands Development

80 Rajdhani Project ikmr, Brack Concord Lands Development

81 Kri~nachura Project ikmr. Brack Concord Land~ Development

82 Rainbow Land Ashulia Brack Concord Land~ Dcvclopmcllt

83 lalalabad City Amin Bazar Jalalabad Housing

84 Kobotak Valley Amin Bazar Kobotek Real Estate

85 Concord River Side Dariakandi Concord Real Estate &
Development Ltd.

86 Concord Pirojpur Project Madanpur

87 Siddirgonj Hou~ing Project Ali Road Siddirgonj Housing (Pvt.) Ltd.

88 Dreamland Hou.~ingProject Ashulia Officern Multipurpose Co-(}perative
Society Ltd.

89 Sahara City Futullah Baridhi Dev<:lopment

90 Bhuiyan N,,", Residential 0.= Diamond Property Development
Project Company

91 Ashulia Garden City Ashulia Model Homes Ltd.

92 Ultam Green Town Kathgara South Asia Housing Ltd.

Century RiVet City l'm1=hlli Century Reality Ltd.

93 Banpalasi- t, 2 Gazipur Green Velly Propertie~
Development Ltd.

94 King~huk Bithi Gazipur Kingsuk Grehayan Prokolpo

94 Kinshuk Karnafuti Ashulia Kingsuk Grehayau Prokolpo

95 Kinshuk Titas Ashuli" Kingsuk Grebayan Prokolpo

96 Kingshuk Meghna Ashuli" Kingsuk Grehayan Prokolpo

97 Kingshuk Rups3 Ashulia Kingsuk Grehayan Prokolpo

98 Sharakunja Mohammad Pur South-West Development Ltd.

99 Unitech Holding !.td. Kathgam Unitech Holding Ltd_



•

100 Reliance Model Town JoarShara Reliance Model Town Ltd.

102 Gazi Housing Tong; GaL; Properties Ltd.

103 Ashkona City Ashkona.. Ultara Givency Real Estate Ltd.

104 Rahat Housing Ashulia Rahal Real Estate & 0111struction,
105 Ultaran Ashutia TMission Energy & PTl)perti~s Ltd.

106 Badda Model Town """"'.1 Darul-lslam Housing Ltd.

107 Sonargaon Resort City Sonargaon Unique Property Ltd

108 Unique Spring City Khilgaon Unique Property Ltd

1119 Vitam Unique Yelly AillIDm UniqllC Property Ltd

110 United City Bhatara Leptune Land Development Ltd.

112 Sayeeddnagar Bhatara Saudia Development Ltd.

113 I3ddl Notondhw •• Joor Shura Bddl Pvt. Ltd.

114 Christian Association Bhatara (.1lrislian Co-Operatives Ltd.
Housing-I ,2

115 Apon Nibas Satarkul Urban Development Ltd.

116 DarulMakan "

117 Sunvelly " Swadesh Property Ltd.

118 Anandanagar Project Ashulia Unknown

119 Sunvelly Ashulia Unkoown

110 Green J.and Project Ashul;a Green Land HOlL~ingLtd.

III Padma Housing Group Ashulia Padma Housing ('rroup

112 Sad-Rose Residential Project Gazipur Sadrosc Housing Project

113 American City Khilkhet Unknown

114 Rock City Khilkhct Unknown

115 Westcrn City Khilket Westcrn City Ltd.

116 Quality Residential Project Mainertak, Ultra Quality Residential Project

117 Rang-Be-Rang Genda, Savar Rang-Be-Brang Residential Project

118 Choice Palli Magarkanda Savar -
119 New Ali Bahar Housing Shyampur, Fatullah New Ali Bahar Housing Society

120 &ikrampur Hnu.~ingLtd. Shyampur, Fatullah Bikrampw: Housing Society

121 No;:wModern Hnusing Panchabati Fatullah New Modem Housing Project



,

122 AM.K Garden City Panchabati Fatullah AM.K. Garden City Ltd.

123 AfuZU3gar Panchabati Fatullah Unknown

124 Jubok Housing Narayongonj Jubuk Housing Ltd.

125 Hcrm J>re1 Residential Narayongonj Heem Jheel Property Ltd.
Project

126 Basila Garden Cily Bosiala u_~
127 Basia] Model Town Bnsiln Unknown

128 Shajala! Housing Mohammadpur Shajalal Housing Ltd.

129 Chowdhury Real Estate Mohammadpur ShajaJaJ Housing Ltd.

130 Buriganga Housing Project Mohammadpur Chowdhury Real Estate (PvI.) Ltd.

131 Mohammadpur Lake City Mohammadpur Mohammad Pur Lake City
Embankment

132 Akkas Nagar Mohammadpur Akkas Real Estate Pvt Ltd.

133 Masurahad Housing Projed A<b"" LatifRcaI Estate & Pvt. Ltd_

134 Sagufta Mirpur-12 N.M. Housing Pvt. Ltd.

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

136 Hasnahad Housing Subadya, Hasnabad Housing Ltd.
Kcranigonj

137 Bhuiya Residential Proje<.:t AlxIullahpur, Bhuiyan Residential Project l'vt.
Keranigonj Ud.

138 Ashian Cily Khilkhct Ashian City Land Development Ltd.

13. Vulua Royal City Near Purbachal Vulua Royal City Pvt. Ltd.

140 Capital Co-operative Tong; Capital Co-Qperative Housing
Housing Society Ltd.

141 Nab; Nagar Proj<ct MohamlIllldpur Mohammadia Housing Ltd.

Source: Literature survey, 2006

,



Table A-2: List of private bousing projeds approved by RAJUK
(Area in hectare)

St. Name of company Name of project Location Area Date of
aooroval

0' Eastern Housing PaHabi Residential Senpara, Parhata 30,44 21 03.&4
Ltd (EHL) project Mirpur

..

0' Do Arambag Co-operative Senpara l'arbata 1.59 20 I( &4
Housing soci~1:y,Mirpur

OJ. Slkdar Real Easte Sikdar real Estate Shibpur, Rajmusuri 12.73 13.3 &6
lJhanmondi

04. Eastern Housing Kalayanpur Land project BaraSayek 4.79 29.5.86
L. Mirpur

05. Adarsa Chayanir Adarsa Chayanir Uttar Adab, Barab '5 05.0fi,X6
Grihanirrnan Grihanirman Samity
Samity Mirpur

06. Abdur Rafiq I AbduT fudiq Housing Ramehandrapur 7.48 17,7.86
Housing Mohammad pur

" Baitul Aman Co- Baitual Aman Houstng Ramehaodrapur 12 17,7.86
operative Housing Society Uttar Adab
Society

08. Eastern Housing Cap Hasan Housing TeJkumpara, 685 23.86
Ud Comple,;, TeJgaon Mohakhali

(Nlkcton)

09. Mohammad pur Mohammad pur Rom""""",,", 38.01 16.3.86
Housing Picsieulture Housing """bCoperative Society

10 Feroja Properties & Feroja Properties & Ramchandrapur 3.33 I3.4.X1
Development DevelopmentResidentiai

ProjecL

II Sumbir Sunibir Grihanirma" Mohammadpur J 3.81 20.4.~7
Gnhamrrnan Samabaya Samity
Society Mohammad pur

12 Dhaka Real Estate Dhaka Real Estate Katasur 10.70 19.R,&7
Mohammad pur

II Metropolitan Mctropol1tan Chnstian Mohakhali - 19.8.87
Christians Ca- Co-operative Housing,
operative Housing Tejgaon
L<d.

" Janata Housing Janata Housing Project Karrul 4.40 19,8.87
L<d. Mupur

15 EIlL Mohanagar Project B"" 197 21 9.~1

16 EHL Bana"ee & Aftabnagar Khllgaon, Eadda '" 21.9.R1

;] EIlL Postagola Re.,idential lnrain, Suterapur 2.22 22.10.X7
Project

'" EHe Rayer Bazar Project Jafrahad 10.03 22.10.8.7



51 Name of company Name of project Location Area Date of

. approval

e;, EHL PaUabi- 2'" phase GormL Chat Bari 232 22,10,87
Residential proj()Ct

20 EHL Shismal Land Project Anadanagar 11.31 22.10.87
&ghari, Mirpur

21 'HI K,M. Das LlJIc Urban Dh.1ka 1.02 2210,87
Rcsidcntlal Project, Word-3
Motijhcd

32 Cap Hasan Housing Cap Hasan Housttlg, Paikpam, Scnpara 613 2,lU7
Palkpar;J.,Mirpur

23 'HI Postgola River vicw land Gurain 9.23 189.89
projC\:l, SUlrapur

24 Sheltech Private Mollica Residential Senpara Parbata 4,53 ] 7.90.
Ltd. project Mirpur

25 Ms. Blue Star Real Blue Star Apartment Kakrail - 22.04.90
Estate Ltd. Housing

26 Probal Housing Probal Housing Md. Ramchandrapur 8.49 20.0590
Ud p"

27 Janata Co-operativc Janata Co-operative Ramchandrapur 4,65 22.790
Housing Ltd. Housing

28 East-West Property Bu:.undhara Residential loar Sahara, 305 30.7.90
Development (Pvt) Project, A-F Block Bhatara 24.1290
Ltd, 13 1088

29 Mukti Rcal Estate Mukti Real Estate, Senpara, Parhata - 24.990
Ltd. Mirpur

30 Shyamoli Housing Shymoli Housing, Fayadabad 6.08 117.91
Ltd, littara

31 Rahat Reality Ltd Rahat Reality Vola, Badda 4,00 9.692
Residential Project

32 Happy Homes Ltd. Hatirjheel Project Tojkunipara 3,99 13.992

33 Susamaya Susamaya UtlarKhan - 6.2.94
Multipurposo Multipurpose Co-
Society operative Housing

Society

34 Jahanirnaga:r Co- Arunapalli Kalma, Savar 82.34 ] 1.98
operative Housing
Society

Source' RAJUK, 2006

I
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Table A-3: megal private housing projects identified by RAJUK

SJ. Name of project Project area Present status
No.
1 Noor Nagar Housing Project Satarkul,ROOda Established Signboard

2 Town View Residential Project Salarkul, Badda Established Signboard

3 Ashulia Model Town Projects, Ashulia, ::'avar Established Signboard &
Started Land
Development

4 Dhaka Uddan Mohammad Pur Established Signboard &

Dhaka Uddan Multi-Purpose Society Started Land

Ltd, Development

5 New Uttara Model Town Ashulia, Savar Established Signboard

JUliuna Builders Ltd But Development Work
Stopped

6 Mudhumati Model Town Project Amin Ba>:ar Estb. Signboard Started
Development

7 Somali Residential Project 8=, Estb. Signboard Started

Showadesh Properties Ltd. Development

8 JUffiLlna City Barna Estb. Signboard Started

Jamuna Builders Ltd Development

9 Green Model Town Manda, Sabujbag Estb. Signboard Started
Development

10 Basundhara River View rroject Keranigonj Estb. Signboard Started

East -West Property Development Development

" Aftabnagar & Banasree Extension Rampura Eslb Signboard Started
Development

12 Vacation City ! Savar Estb. Signboard Started
Development

13 B e.S Police Officers Co-Operative Savar Estb. Signboard Started
Housing Project Development

14 Savar Model ToVlfl1rroject Sayar Established Signboard

15 Bipail Project Savar Established Signboard

16 Faraji Real Estate Savar Established Signboard

17 AshuJia Abasan Project . Ashulia

j



•

•

SL Name of project Projm area Present status
N,.
18 City Lands Project Ashulia

19 Addl Project Ashulia

20 Ashulia City Project (Partcx Group) Ashulia

21 Paradise Real Estate Project (Partex Ashulia
Group

22 Hashem Real Estate Project Ashulia ••

23 Rainbow Town Project Bract Concord Ashu1ia ..

2' Protasa Housing Project Tongi Ashulia ••

25 Main Land City Mohammad Pur ••

26 Shyamoli Welfare Project Mohammad Pur ••

27 Meena Bazar Project Mohammad Pur ..
28 Nabi Nagar Project Mohammad Pur ••

Mohammad; Housing

29 Ali Noor Real Estate Project Mohammad Pur •

30 Janak Nanani Model Town Mohammad Pur ••

31 Rayer Bazar Model Town Mohammad Pur ••

J2 Fencl International Project Mohammad Pur ••

33 Mohammadia Housing Project Adabar, Mohammad Developed
p"

3' Chand Housing •• ••

35 Nobody Housing •• ••

J6 Latif Real Estate KatasuT, Mohammad ..
p"

37 Basumati Residential Project Kathaldia, Badda Estb. Signboard &
Started Land
Development

38 Prominant Housing Project Mohammad Pur Developed

Source: RAJUK, 2006

••
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Table A-4; List of private residential land development projects In the DMDP
Structure Plan Area

(Area in hectare)

Housing Name of Company Starting L"fIal
10 Pro'ect Location ,." Year Status

Herajheel Property Registration
Development Llll. ""d.,

Basumoti 155.6 P''''',":\', HousinQ Pro' ct Bhatara 5 1997 (RUP, Sa eedn "' Saudia Property Dev. ,
'" 1997

'" "'Bddi- BDDL property
Reolstere<l, NolorKlhara de~elooi-nent Ltd, , 480 '005

Christian Metropolitan Christian
Association Assocla~on

Housing project-
4 , " , '"'" "'

Christian Metropolitan Christian
Association Associa~on
Housing

5 Proiect-2 " , '"00 "
Apen N,bas Urban Property ,

-'-- Housino Project Development Ltd Salarkul " 2000 I RUR
ICAB City ICAB City Company, proiect Pvt. Ltd " 1333 1998 ,

Un~ed Citv
Neptune Development

ReQistered8 and Hold;nn Ltd. " 7333 '004
Swadesh Property Dev. 12fl66,

0 Sunvellv '" Satarkul, Berai<J " '"00 ReQiste'9d
Darullslam Housing l" Darul-Makan Ltd. Beraid 2.67 2000 "

Baclda Model Darullsiam Housing I" 'O~ Ltd. , 53.33 2001 "

" Anan a Pro'ect Anan a Housin ,. Ashulia '" 2002 RUR 1
Ninnan Intematlonal

" Ninnan Palace Ltd, Muzar Mail '" '"'" "
DallasAnd Southren Property De~.

" GreenClv

'~
" 46.67 '"" IIleoal

'" Dehra Pro'oct Eastern Housin Ltd. Shimulla ,

" Sun Vall Sun Valle Ltd. ,
1 '" I~

Shine Pukur Holding,
H Sun C' _1 ,. " " 2000 Ille al

" Navana Villa 0 Navana Real Estate Ltd. ". om •• 2001 R istered
Brae Concord Land I" Garden Island Develo entLtd. " " 2001

'" "''" Ashulia C' Eastern Housin ,•. " R istered
Rupayan Rupayan Development

" Abasan--2 Ltd. " •• 2001 R istere<l
Greenland Greenland Housing Ltd.

" PI 'eel Pro'ect " 4 2001 Ilie .1
Padma Housing PadmaGroup

" Pro'eel '" 13.33 2001 Ille .1
City Land Parlex Group

" ro'ect " IIle al

" Ashulia Ci , Illegal

,.Ii



" Ro" nunu Hashem Reales!<ltE Lid. Ton abai 13.33 2000 III 01 I

H~~~~ng
Name of Company Starting Legal

10 Pro"eel Location A.o Year """"
Ahsulia Cihi

Rupayan Development
R~istered '27 IW Ashulia 00 '"00

Ahsulia Garden ~
illenal" C~ " 6.67 200'

Khagan~slk Eastern HollSing Ltd.
~islered" Prokel 0 Kha an 2002

Ashulia Model Amin Mohammad 213.3
30 '"~ Foundation Ltd. " 3 2001 R""'is\erOO

Chavakun;,,-3
M.A Ohab arid Sons

R~istered" Ltd. Kh '" 23,33 "",New Uttara Jamuna BUilders Ltd,
Ton"," Model Town 400 2000 R istered

8an""lasi-1
Green Valley Properbes

" IW. Lohaleur 2.4 2003 III "Green valley Properlles

'" Sanpalasi-2 IW " 2 2000 .,

Kinkshu~I';;,r~ hayen I" Kingshuk Bith, Prokol Ltd. " " 2001 .,

Chayakunja MA OhabandSons
R~istered" Abasik Proko'I"'" I Ltd. Gazl ur 26.4 2003

Sad Rose Sad Rose Abasen Ltd,
lII•••••al27 Abasan Pr~ect Candana 0.13 2004

Great Well City GreatWall Housing
Gazinur IIle~al" , Ltd. 86.67 ""Bithika Abasik GrealWall Housing Ltd,

" Prokol Gazipur 1998 IIle al
New Gulshan Mohammadl Housing Boa~7iB':J~T,40 Model Town IW Gazi f 33.33 20"' lIle al

NiloyA,~~ik Nabod~~~oUSing

" Prokol 0 Socie Ltd. Gacha, Ton , 46,67 1998 Rue
Nilachal Shine Pukur Holdings

lIIe"al" Housin Pro'ect IW. Tongi 2000
GOv!.lnterventon I ,,~~~'

" Nikun'a Joar Sahara ~ ro osal

Lack City Concord Real Estate Landuse
44 Concoard and Develo enlLtd. " ,.2 ~

~
., Jamuna C' Jamuna Builders Ltd Hazi Cam 2004 R istered

'" Americ:an C' ~ Joar Shahara 2004 III al
Shama~ Abasan Swadesh Property Ltd. 466.6

R...-istared" ''"I Damni. Barua , 2001

'" PinkC' Xenovalle Joar Sham "0 3800 R is~

" Rock C' ~ " 3804 IIle~

'" Western C" Western Ci IW . " 2005 IIle~

" Park c' Park C IW. " ~ I IIle~
Reliance Model Reliance Development

" ,- IW " 2001 R istered

53 AshkonaC' Givenc Real Estate u",_ 00 I 2000 R~istefed

Moza)~~el Mozammel
lII""al,.

~

Deveio men! Pvt. Ltd. 2 1997

" Qual" Abaslk ~ " 1.33 2003 lIiegal I
98 Banaru Banam pro Mainertek 1999 Landuse I

<.
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Development Pvt.Ltd. clearance
Housing Name 01Company Starting Legal

" Project Location A•• y"" Status
Jalalabad Model Jalabad Model Town

57 T~ Develo men! Ltd. Nabina aT - ''"' III~
Rang-be-rung -

111""81"' Abasik Prokol a Genda 1.33 2003
Anallda Model Ananda Model Town

Illenal59 '"~ Ltd. • 4.16 2003
Excellence International

lII""al" Vacation C. Ud Hamayetpur 33.33 2001
Bangladesh

WestTown Development company

R""i~" Aba5ikP~a Lid. • " 2002

" Ford C. Farmland Housin Ltd. . , ''''''' lila al

" Janala Haus;n Janata Hous,n ,. • 5 2001 Ilia al

suga~~a Sugandha Properly
Hema ..,jn Illenal50 Pro • Develo ntLId , ''', ""Kobolak Real Estate

lIIanel" Kobotak Valle Ltd. Ami" Ba",,' 33.33 '999
Modhumati Metro Makers and 213.3 R~I" Model Town Davalo men! Ltd. • , 2001

57 Choice Poll I Me arkanda III al

" AllnsafNa~;~ A1lnsaf~f<ltion L_t9- Armn Bazar -
New Ali Behar New Ali Bahar HOUSing

" Housina ,. • 1.33 2001 "
Bikram~~f

Blkramnur Housinn Ltd." Housin Faridabad cc-
Angina H}~:ing Angina Housing Ltd.

Daoa,ldraour" Prokol 2.13 2001 R is!ered

, Sahara Citv
Baridhl Development

IIle~" ,W Fatullah 2003
n Rusen Housin Rusen Housin ," Pancl1abati , 1997

New Modem New Modem HOUSing
74 Housinll Project Ltd, Falullah 2001 cc

A-M-K Garden Panchabaij,

" Citv' Proiec:t A-M-K Garden Cilv Ltd. Fatullah 2001 Cc

Afajnagar Afajnagar Housing Ltd

" Hous~roiect • - ''"0 •
n Ru a anTown Rupayan Housing Ltd Ba hair '" ""'" R Istared

Madani Nagar Mohammadi Housing
IIlenal" Pro'eel ," Panchabati " 2001

Jubak Housing Jubak HOUSingLtd.
Narra""nnoni" Pro'eet " 2003 RUP

"
RaJdhani Brae COI~~~ Land

Illenal50 Prokol 0 Develo men!. Ma!uail 50 ''''''
Demra ~n::Slk Eastern Housing Ltd.

R""istared81 Prokol Demra 2001
Eastern Eastern HOUSingLtd

Dainar, Demra
R~"' Housln

"' Siddhir o~ Jajira Housin Ltd. Ati, Narra an on ''"' III al

"' Bhui an C' Navana Housing Ltd. Adami '" """ R istared
OS Vumi Prokol Gov!. Officers of Ali. Siddhl '" - - Ille al



Minist of land
Housing Name of Coml"'ny Starting legal

" Project location 're. y~, Status
Hirajheel Abeslk HlraJheel Property Naya Au,

86 Prokoloo Develooment Ltd. Slddhiraonl 80 1995 R~istered
Bangladesh

Development Company Kanohpur
Reqistered87 EastTown Ltd. Sonargaon 53.33 2002

Bangladesh
Development Company Madanpur,

86 NewTown Ltd. Sooarllaon 53,33 2002 R istered

C~~OOrd;~ Concord Real Estate
86 PifOiP'Jr and DeveloDmentltd, , 31,33 2001 RElllistered

Sonargaon Unique Development
SonarQaon'" Resor\'CIIv C" 26,67 20'" R"

River Side Concord Real Estate

" Conoord and Developmentltd, Daflakandi 53,33 2001 RElllistered
Kaderabad Kaderabad Housing ltd.

87 Housin Pro' ct Mohammad "' 1997 IIle al

I Ali Noor real Ali Noor Real Estate I
" estate C", Bashila 2001 liIellal I

Bashll~;~arden I !" 01 Bashila Garden C' C" Bashila 2003 lIIe .1
Bashila Model Bashila Model Town I95 '"~ C" , 2003 IIle .1
Shahialal

06 Housin Shah'alal Housin C" , " " R !stared
Chowdhury Chowdhury Real Estate

87 Housin Pro'eel C" , " 2002
'"

.1
8urriganga

"' Housin Project Bur~ang~ Housing ltd _ Mohammadpur " 2004 IlIeg'!L..
Mohammadpur

86 Lack City • 2004 IIle .,
Nabinagar Mohammadia HOUSing

'00 housin C" Mohammad "' 2003 IIle .,
Dhaka Uddan IMul~purpose Society

Illenal'" Dhaka uddan Ltd, . :2001
'02 Akkas na ar Akkas nagar ltd. .

" Illegal
Nabodoy Nabodoy Clousing Ltd.

'CO Housin~ 1995
Shymo~ Welfare " I I'04 Housina "

Mohammadia Mohammadia Housing I I'" Housino C" 1987
Japan Gan:len Japan Bangladesh !'" 0""' Friendsh~ Ltd. Maber '.2 2002
PC cu~~e MOh~~ ••adDUrH~~~ng

RamchaooraDur I'" Housin~ Coo rative Sode 15.20 1986 Approved

'" Probal Housi Probel Housing Ltd. Ramchandrapur 3.39 1990 I

'" Munsurabed Latif Real Estate Ltd. MazarRoad 1990 R" I
I

Pflyanggon Pnyangan Housing Ltd. I'" Abasik Prokol 8isil '.2 1997 IIle al ,



,

,

'" '"' , PM an an Hal/sin Ltd, • 2 1998 Illegal
HOl/sing Name of Company Starting Legal

ID Proiect Location A._ Year Slaws
Janata Housing

Janata housino Ltd. MiroUf Aooroved Im Proiect 2 1995
Popular Popular housing Ltd.

Mimur-2 lllooal I'" Hallsl;;':'-;;;:~iect '995
Far-east FareRS! Development

Miml/r_2'" Housi~o-;;;~iecl Pvt. Ltd. ~ "99 "

Hasnabad Subadhya,

'" HOUSI~~-p~iect Keranio~~ ~ ~ ""

Basundhara East west Property
Roo[sler~'" RillerView Development Ltd, , 2" 2002,

Gias NagarHouslng
Illeaal'" Gias-na aT Ltd. Abdullahpuf 6.67 1999

Bangladesh

'" South Town Development Companv . 53,33 2001 Registered

BhU;yaniik ~

'" Prokol . 20 2001
II~

'" Anwarc' ~ . 2 " Ille al

'" Jurek HOl/sin Jubak HOllsin IW • , 9.33 2003 R"
Moula Housing Moula Real Estate Ltd. I'" Project • " ~

'" -'N, M Housing LJmrted 426,6
istered Im Sa ufta M IIr_12 , '99' R

Shine Pukur Holding I'" Shine Pukur Ltd, Mirpur-2 " 1999 Illegal

'" Shikder housin Shikder Housin IW. Mohammad "' 200 1998
'" -' ,

Sikder Real I'" Estate Sikder Real Estate ltd. • 22 1995 Approved
South West

m Shorokunjo Develo ment Ltd. , 20 20'" IIle al
Rayer Bazar I IIleoal'" Model Town ,

" >002
Sadak Nagar

Illenal''" ModelTown " ~
Ali an<! Noar Ali and Noor Real

DO Real Estate Estate . 17.6 ~ ""
Ashlan Lands """ I'" Ashian C' Development Ltd U"'_ , 200' RU'

'" Ashian C" . 2003 " ,
Great Wall City Greal Wall HoLtSingLtd.

no 2 Yusufg~ '20 2005
'" -'Vulua Royal Vulua Royal City Ltd.
RUP ~D' C • " 2005

Century River Century Reality Ltd.
no C " '" >0," R isteroo

Capital Capital Corporate
Corporate Housin9 ltd.

'" Housin Tongi , Iile al
Chalan~ca Property Im Tura Prakol Development Ltd, . 1995 lliegai

Green Model Amin Mohammad I ~ IRD' 'O~ Foundation Ltd Saoo;ru" 200 2002 istered



•

H~~~iR9 Name of Company Starting Legal

'0 Pro"eel Location A., '00' Status

Banasree Eastern Hous1ng Ltd.
Ramnura

160.2
~p'rovedno Housing Ltd. " 1987

Eastern Housing Ltd 517,1

'" Aflabnooar
. , 1987 .

Niketan socie'"
Cap Hasan Housing

'" Com lex TeJgaon 27.4 1987 A roved

Basun~~ara (A- East West property
142a Development Ltd, Joar Shahara 123,6 1987

B"s~~)~ara
EastWest property Unapprov.

142b G.p Devel0l!!:lent Ltd. Bhalara, SatarKul 1400 2001 00
Total 1025

'" 2.08

Source' Field Survcy. 2006
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Table A-5: Conversion of high value agricultural land

(Area in hectare)

,

In No Kame orthe roocct Kame of com an Converted area

15 Dehra Project Ea~tern Housin Ltd.
18 Navana Village Navana Real Estate 48

Ltd, ,
19 Garden Island Brae Concord Land

Development Ltd. 60
20 EaSlern Asulia Eastern Housin Ud
21 Rupayan Abasan 2 Rupayan Development

Ltd 48
22 Greenland Project Greenland Housing

Ltd Pro;eet 4 --
23 Padma Grou PadmaGrou 13.33

25 Partex Asulia City -
26 Rangdhunu Ha~hem Real E~tate

Ltd. 13.]]

27 Rupayan Asulia City Rupayan Development
Ud 60

28 Ashulia Garden Cit 667
29 Kha!!an Abasik Prokol 9 Eastern HOllsin' Ltd.
30 A~ulia Model 'I own Amin Mohammad

Foundation Ltd, 213.33

31 Chayakunja -] M.A. Ohab And Sons
Ltd. 23.33

60 Vaccation Cit. 13.33

To'" 15 503.32

( Area in hectare

ill" Flood flow zone Name of Project Name of Com an "'"11 Balu -flood zone Badda Model Town Darullslam Housin Ltd. 53.33

50 Western Cil Western Ci Ltd. 60
51 Park Cit Park Citv Ltd. -
133 Great Wall Citv 2 Great Wall Housin Ltd 120
134 Vulua Ro 'al Cit Vulua Roval Cit. Ltd, 16
135 Cenlu!'.' River Citv Centu ' Realit Ltd. 140
32 Turag flood New Utlara Model Jamuna Builders Ltd. 400

zone To~ ,
60 Vacation City Excellence International 33 33

Ud
63 Burriganga Janata Housin Pro'ect Janata Housin Ltd. 6
69 Dhaleshwari New Ali Bahar Nev.' Ali Bahar Housing 1.33

flood zone Housm" Ltd,

70 Bikram ur HOllsin Bikram llr Housi Ltd, 233
72 Sahara City Sandhi Development

Ltd.

Table A-6: Land development activities on the flood now zone



•

Id No NameofPro'ect Name of Com an A~,

73 Rusen Housin RusenHousi Ltd. 2.33
91 River Side Concord Concord Real Estate and 53,33

Develo"ment Ltd,
93 Burriganga - Ali noor Real Estate Ali Noor Real Estate Ltd,
94 Dhaleshwari Basila Garden City Bashila Garden Cit Ltd.
95 flood zone BasilaModel Town Bashila Model Town Ltd.
96 Sha'alal Housm Shah' alaI Housing Ltd. 16
97 Chowdhury Real Estate Chowdhury Real Estate

Ud 16
98 Burri an' Housin Burri n aHousin Ltd. 16
99 Mohammdpur Lake

City
100 Nabi nagasr housing Mohammadi Housing

Ltd,
101 Dhaka Uddan Dhaka Uddan

Multipurpose Society
Ltd.

102 Akkas Na ar Akkas na ar Ltd.
10' Nobodoy Housin Nabodov Housin Ltd.
104 Shymoli Housin -
105 Mohammadi housing Mohammadi Housing

Ltd.
106 Japan Garden city3.2 Japan Bangladesh

Fricndshio Ltd. 3.2
107 PC Culture Houising Mohammadpur Housing

Coonerative Societv 15
108 Probal Housin Probal Housin Ltd. 3
no Priyan n Abasik Pri an n Housin ' Ltd
In Turag city pri an nHousin Ud 1.2
115 Hasnabad Housing

Proiect
116 Basundhara Riverview East West Propertv

P~;ect Develo"ment Ltd~ 240
125 Shikder housin Shikder Housi Ltd, 200
126 Sikder Real estate Sikder Real Estate ltd 22 I
127 ShoroKunja South Webt Development

Ud 20
128 Rayerbazar Model -

To= 24
129 Sadek Nagar Model -

Town 24
Total- 1488.38
39



Table A-7: Conversion ofsub flood flow zone
(Areas in hectare)

I

Id ~o Name of Project Name or Area
Com anv

41 Niloy Abasik Prokolpo "Naboday Housing 46,67
Societ . Ltd.

46 Amerian cit ~

47 Shornali Abashan Swadesh Property 466.67
LId,

49 Rock Cit ~ ~

64 Sugandha Properties Sugandha Property .33.33
Development Ltd

65 Kobotak Valley Kabotak P_~,l 33.33
Estate Ltd,

66 Modhumati Model Metro Makers and 213.33
T9~ Dcve10 ment Ltd,

67 Choice Palh ~ ~

68 Al-lnsafnagar Allnsaf ~
Comnration Ltd.

117 Gias Nagar Gias Nagar 6,67
HousilllZLtd.

118 South Town Bangladesh 5333
Development
Companv

119 Bhuiya Abasik ~ ~

Prokolno
142b Bas~lndhara extension East West 1400

F P Pronertv Ltd,
Total I' 2253.33
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