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ABSTRACT

This thesis investigates the problems and constraints of development of KDA Housing

Projects in Khulna. Khulna is a small City compared to Dhaka and Chittagong. Its

population and housing requirement IS also small. Khulna Development Authority

(KDA) has, till now, developed 8 sites and services schemes lor the Khulna residents

Out of these only 2 schemes show Significant progress regarding plot devclopment (i.e

house constnlction); \-vhile progress of the other 6 schemes are vet) poor, although

some of these schemes were started in 1967, belore the emergencc of Bangladesh.

Thcre were no investigation as to why plots in these schemes were left undeveloped,

whcn there are severe shortages of well-serviced land for housmg and also the number

of quality housing. From the survey, it was evident that plot-owners were living in poor

quality housing and in poor environmental condition while there was very little effort

on their part to build houses on the KDA plots they owned,

Most plots were lymg vacant for 10-15 years since the implementation of the sites and

services schemes by KDA. The resultant effects is that the plot-owners are occupying a

certain portion of the housing stock which could be made available to other homc

seekers if the lormer were living in their oWIl plots. It is assumed that their occupation

also iocrease house rent in the exisllng housmg areas On the other hand, vacant plots

have given way to squattcr scnlemcnts, frequent occurrence of come, envlfonmentaJ

pollution, etc, Basically, plot vacancy has left a trail of problems, \-vhichwould not have

occurred if thc plot~ were developed and occupied by their owners This research

intends to investigate the problems faced by the plot-owners and the constraints

debarring them lrom deveJopingtheir plots.

Thesis Title : KDA Housing Projects:
-An investigation into the Problems and Constraints ofDcvelopmcnt

Name of the Student : Md. Monowar Hossain
: Roll No, 1000]5017, Session: October, 2000
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l.1 Introduction to the Prohlem

Khulna is the second port city of Bangladesh. It is also the third largest city of

Bangladesh, The population of Khulna has been gradually increasmg from 0.62

million in 1991, 0,79 million in 1998 and then to 0.86 million in 2000 (KDA, 2001).

In such a situation, Khulna Development Authority (KDA) and Housing and

Sett1cment Directorate (HSD) undertook some sites and services schemes to mitigate

the housing problems of Khulna City. These projects arc: Sonadanga Residential

Area, Sonadanga Low Cost Housing, Nirala Residential Area, Mujgunni Residential

Area, Daulatpur Residential Area and Shiromoni IndUstrial Housing, (KDA, 200 I).

Considering the demand lor land for housing, KDA has provided about 3161 plots in

eight planned residential areas (e,g, Sonadanga, Nirala, Mujgunni, Daulatpur,

Shiromoni) in Khulna during 1967 to 2000. But till today, apart from a few houses,

none of the abo~e mentioned residential projects have been developed to then full

capacity. In the Sonadanga ResidentJ.aI Area (I" phase), houses were constructed on

185 plots only out of a lotal of 205 plots, The Ninda ResioJential ArCll has only 229

plots developed out of a total of 544 plot>. However. it took about 18 years to

achieve this mark. Daulatpur and Shiromoni Residential Areas shows the worst

perronnance, the founer shows construction of only 12 houses among 81 plots

(taking about 12 }'eaTStime) and Shiromoni Residential Area only 6 plots have house

construction (among 234 plots), The rate or pace of construction of houses is thus

extremely poor.

Even after the completion of development phase of the Residential Areas involving

huge amount of resources, time and expertise, residents arc not constructing houses

on these plots. 1,\'herea, these reSIdents are living in houses c1sewhere The houses

they are occupying at present would have been free for rent or sale to other people if

the plot owners had lived in their houses in the residential areas, Thi, ,,"ould have

reduced pressure on the already aeute housing needs and demands ThIS thesis, aims

at investigating why plot o\vners III the above mentionC{j residentml areas are not

developing their plots and residmg in the planned residential areas. This study also



aims to investigate what prohlems/constraints with regard to the plot owners with

regard to developing houses in these residential areas are facmg,

1.2 Objecliws of tbe Study

Specific objectives that the study aims to investigate are as follows,

• To invesllgate the existing condition of the cight residential areas.

• To review thc existing in,tilulional framework for executing the housmg

schcmes of KDA.

• To investigate Ihe reasons behind tllc delay in housing constructJOn and/or

plot development

• '] 0 analyn the loss / profit in rent annually of the projects of the study areas.

• To suggest possible measures to rectify this delay.

1.3 Background of the Problem and an Overview of Housing: Dcwlopmcnt in

Khnlnft

In Khulna CIty, poor quality housmg i, apparently a more senous problem than

housing shortage The problem lies in the fact that land supply in the city is not

smooth for housmg and urban development. Secondly, the slow gro\\flh of housing in

Khulna is renected in its cost of living mdex of the citil£n in general and highly

ske\\-'Cddistribution of income against a large number of poor people in the city.

Since 1960, Khulna Development Authority (KDA) and Housing and Settlement

Directorate (HSD) together supplied only about 6000 serviced plot" whIch is

Illsufticienl. compared to the actual demand or 8300 units annually, (KDA, 1998),

The privale sector, therdore, remains the major supplier of urban land In Kliulna

<;upplymg about 90% of houses per year. Again the supply of private ,ector land is

determined by the availability of utility services, which is provided by Khulna City

Corporation (KCC), Most of the re,idential areas in Khulna CIty were developed in a

spontaneous manner. Access of thc poor to ,ervieed urban land IS extremely lllnited

ill the cit},. Though KDA and HSD undertook several projects for the middle and

low-income people, the price charged on land wa., not within their alfordable limits.



Land vaJue in urban area, vane, suhstantlally, The main consideration' for s\",h

vanation are the Jocation, land elevation and availability of service,> In Khull13 City,

serviced land located high"class planned reSidential areas is sold from Tk 2.50 to Tk.

3.50 lakh per katha (720 sq.ll). Private land adjacent to planned areas is sold from

Tkl.OO lakh to Tk. 1.50 lakh per kmha, wlule land within a 3 kilometers of radius

fiom the city center has been found to be sold at around Tk. 1.30 laih per kal/lIl,

Physical qualtty of housing ill Khulna is not at all satisfactory In 1991, It is found

that an over.vhelmmg majority of housing structures (1,06)39) were temporary in

nature (BBS, 1991) In temlS ufbuildmg materials (used for roofs), only about 22 %

of dv..-ellingunits were made of concrete and bricks. At the national level, only 23%

of aU housing UTIltsin urban areas are pennanent, another 23% arc semi-permanent

and the remaming 54% are temporary eonslruction.

There are different types of housing deliver} sub-system; in Khulna sUl.'has privale,

public, development authorities' sites and services schemes and slum and squatter

sub-system of housing delivery Khulna Development Authority (KDA) supplies

plots among the city dwellers of varJOllS income !,'TOUPSunder these sites and

services schemes, ww-mcome )Jt'Ople have little or no access at all to such land.

Planned re;idenual areas such as Sonadanga, MlljgUTIlli.NiraJa. etc \vere developed

under 1hi, s•.•b-sySlem, Abo •.•l 4% of the lolal housing is ;upplied by this sub-;}'stem

In Khulna City, Crable 2.4).

KDA is the only public sector authority III Khulna for housing; development;

currently it i~ going; ahead witli 10w.ineomc sites and services schemes at

Mirerdanga, It ha; also fonnulated 5 other sites and services schemes, which are al

various slage, or approval, The 29.64 acre Mirerdanga Low Income housing proje<:l

has been generate about 778 plols (KDA, 200 r).

Another low-income hOl1,ing project will be soon initiated ncar the Phulbari Gate

where ~ingle ,tory housing units will bc built on 369 small plot; for sale to the

industrial workers and low-income people. A new project for upper income people is

unden,'ay in Sonadanga area knOv.'TIas Sonadanga 3'" Phase. ThiS project will
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generate ahout 1366 plots of various siles on 121.44 acres orland. Rupsha Satdlite

Town will be the first housing project ofKDA on the other side of tile river Rhairab-

Rupsha. This project i<; cXj"lC(:ted to supply 321 servic~d plots on 100 acres of land

for a cross section of income groups. Ahsunabad ResIdential Area to be undertaken

on the weslem fringe will be one of lhe I~rgest housing projects of KDA. It will

g~nerate over 1500 plots of variou~ sizes (KDA, 1998). The Sundarban Housing

Project 11'111be another large housing project of KDA near the New Markd. This

proJcd \\llJ be implemented on an aft'a of about ]45 acres and will supply over 1000

serviced plol>. It is estimated that KDA's ungoing and up coming proJ~ds wll!

supply over 5474 plots in 6 to 7 years time (KDA, 200 I).

'j he development of sites and ~erl'ices schemes in Khulna is quite remarkable in the

sense of building constructIOn Although the plots were allolted in the housing

estates long belore the development of infrdstructure, the gro\vth is rather slow.

Parhcularly in low income housing areas such as 80ynl and Khali~pllr, development

of housing is not fast. Lower affordability, lo"er demand for permanent housing,

absence of HBFC IlXln faciJilles are assumed to be the major rea~ons lor slow

development of housing structures in these areas, SItuation m high-income areas like

Sonadanga and Nltala i~ comparatively better (KDA, 20m). ThIS study int.ends to

investigate the problems that riddles KOA hou~ing projects and obstructs their total

de,'dopmcnl

1.4 Scope of the Stud)'

In general housing includes vast parameters of study. Like the other urban centers of

Bangladesh, Khulna is developing in a spontaneous manner. Among dilTerent

categories of land uses, housing is thc dommant category. At present about 62% area

of Khulna is used for housing purpose (Mahmud, 2000). Residential areas are

usually developed privatel)' by mdividual ef/orts. Khulna Development Authority

(KlJA) and Housing and Settlement Directorate (HSD) are the two main public

agencies for iniliatmg planned residential areas. Besides, some public sector agencies

like Public Works Department (PWD), Bangladesh BlUlk and other commercial

banks. Water lJevelopment Board, Port Authority, KDA,jute mills, etc. provide very

good housing to their employees



;

ThIS research has studied the KDA's hou>ing projects only 'j his study IlaS covered

the housing project development procedure, project implementation process,

con,truints and problems of project de\'elopment. loss/profit analysis oftbe projects

aft~r the implementation. From the YeT)'beginmng of the projttl 5uch as preparatIOn

of project proposal to the time to time proce~ding of the project approval system

(institutional framewurk) is concerned with pro]'x! development procedure. Projed

implem~ntatlon process includes the distnbution method of the authori!}, legal

lram,,""ork, which is imposed for mitigating for problems related to plot distribution,

etc, To ffivt:;tigate the slow pace developmellt, a questIOnnaire smvey \Vasconducted

on house owners residing in different resillential areas ]'inallya loss/protlt analysis

was done, which consist, of the house rent structure, monitoring values of dlfIerent

types of infraslructures installed in the projects,

1.5 Rationale ofthe Stud~'

There has been a rapid b'fo'l'.1hof urban population and its concentration in a few

cities and towns. Bllt there has becn no conCOillltlmt construction of alTordable

housing;. There is acute shortage of fund for thc development of settlements and

extension of urban inlfastructure, both in the public and the private sectors in urban

areas, Moreover, the continuoll; migration of rural poor to the urban arcas,

particularly to the mctropohlan CIties of Dhaka, Chirtagong and Khulna for job

opportunities, has givcn rise to ,lurns anll squatter settlements and created problems

of transportalion and environmental degradation, This has led to increasing

congestion, and overcrowding in small houses, growth and development of informal

seUlemenb and increasing prcssure on exi;ting civic services,

To resolve the problem; of adequate hou,ing, in Khulna, the Khulna Development

Authonty (KDA) started to develop planned residential areas, KDA mainly develops

the land under its jurisdiction, However, some private developers have executed a

few of housing projects in Khulna but have no! satisfaclOnly provided the rcquired

facililles in its housing projects,

At prescnt thcrc is a considerable number of residential area; within the KDA area.

KDA acquires/procures land from local landowner;, elevate them after earth J111ing

•



and then sell them to prospective buyers. This study attempted to investigate the

problems that obstruct their full development. The study also tries to assess the

impact ofthesc residential projects on the growth of Khulna. This study IS expected

to be a helpful guide and source of useful infonnation for both the public and pnvate

sector housmg development authorities.

1.6 Limitations of the Study

Due to unavllllability of the Mujgunni Residential Area"s map, the layout map ofibe

Mujgun--'!!RIA has not been presented in this thesis. On the other hand, newly

established (lOOO) Mirerdanga Residential Area has becn kept out of the study

because of being totally vacant.

i;7 Methodology of the Stndy

The steps. which were taken for the completion of this theSIS, are described

following sequence.

1.7.1 Reconnaissance Survey

A preliminary survey visit was conducted on the study areas, which is nuted as the

recunnlllssance survey.

1.7.2 Map Collection

[he land use map ofKhulna City and site plan of the study areas has been cullected

from Khulna Development Authority (KDA)

1.7.3 Data Collection

Secom1o.l')' Data

Tu identify planning, execution or project period of the selected projects, ducuments

were collected from the KDA. By studying the KDA's master plan report, the abuve

mentloned infonnation IVas gathered and noted. To obtain information about plot

distribution procedure and validity period of building construction on the allotted

plots, the KDA ordinance was studied and necessary information IVas extracted for

this research.
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To analyze primary data for achieving the desired result and also 10 accurate fulfil

the objectives of the research, different types of published reports, journals,

dissertations, related books, etc have been studied procured from different libraries

such as EUET, KhLdnaUniversity,Center for Urban Studies, KDA, etc, But actually

the secondary infonnation was not sufficient because buildmg construction is an on

6'Umg process. So existing condition cannot be expressed by the previous documents.

On the other hand, the some information like financial assistance for building

constructIOn. which the plot owners arc gathering, the constraints that the plot

owners are facing for construction, existing condition of the plots, existing service

facilities and their present situation cannot be chalked out by secondary information.

for these reasons, pnmary data collection was very much needed.

Primal}' fJata

Tnere was no up to date data related \\ith this study either in the KDA or mother

institutions such as, the Khulna University library, Khulna City Corporation office

etc. therefore to investigate the existing situation and also to find out actual reasons

for !he present rate of residential building construction, primary data collection was

essential The primary data included inlonnation on the following:

• The plots of the selected projects were categorized according to level of

construction (such as con,>tnleted(C), under construction (Ue) and vacant

(V». This was recorded on the site plan

• Sample size determinatIon--

The sample size depended on----(a)the number of units in the total population and

(li) the variation in the units in the total population, In general, it was reasonable

to draw a 15 to 20% sample. There are 800 plats of different housing projects

had been de•.eloped and the developed pots consisted of various categories of

houses, Hence 15% of the total developed plots i.e. 120 house o\\-'11erswere

selected for questionnaire survey

• A questionnaire was prepared to collect the information about socio-

economic condition of the plot owners. Tlus questionnaire sun'eys also



contained infonnation about the plot present rate of restdential building

COll5tructlon, as how long it took the owners to construct houses on this plol,

1hc reasons why these were delayed, the sort of financial supports they

recei~cd or obtained, etc.

1.7.4 Data Compilation

To compile primary raw data, a compilation sheet was prepared b} using Microsoji

Excel. The compilation shCl,,1.consisted of the numbers of plots developed, 11also

contains the number of different categories of plots. The SPSS was used III tabulating

data The spatial data was stored in a digitized form usmg GIS.

1.7.5 Data Analysis lind ]'resentat1c.r;

AI! data was analY7ed and prcscnted in teJd:, tabular and graphical fomb HoI'

com-enience of analysis. Thus by using different cross tables the data •.••.as analyzed

to fulfill the objectives of this researeh. Analyzed data was presented in the forms of

tables, different types of graphs (bar chart, pic chart, cte).
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CHAPTER 2: HOUSING PROVISION IN KHULNA

2.1 Housing Demand in Khulna City

2.1.1 Population Growtlt of Kltulna City

After the partition of Indian sub-continent 10 1947, miJIions of Muslim refugees

migrated to Bangladesh (the then East Pakistan) from India Khulna being in close

proximit} with lhe Indian border, "'las a major area of their resettlement. There was

impressive industrial grol'.1h 10 Khulna in the late 1960s but the trend of muustrial

development sloweu doWll after 1970. Although the population ofKhulna continued

to rise after tru: liberation of Bangladesh, industrial development failed to do so The

new mIgrants mostly found access only to tertiary service Jobs (ClJS 1997).

The demographic transition of the city was accompanied by two major political

e\'ents, the partition of India 1947 and Indo-Pak war in 1965. As a result, Khulna

grew rapidly, the greate,t in the then East Pakistan, at an annual grol'.1h mte of 20.9

% during the period of 1951-61 (CUS, 1997).

According to the Population Census, 200 I, the population of Khulna City

Corporation (KCC) wa, about I.g million (BBS, 2001). Dunng; the last few decades,

Khulna City showed tremendous rise of population due (0 induslriahzation and

urbanization in thai area.

Table 2.1: Grovvth ofPopulatlon in KCC Area

Sil~ or I"'pnlation
]9()1 \2460
1911 18t70
1921 2,500
19JI 28000
1941 34000
1951 42220
1961 80220
1974 4.17300
1981 56\950
1991 663340
1998 647580

SODrce' KDA Interim Report_1m, Vol. 2,

Annual growth ".I~ (%)

555
257

'"1 ')4
'"'"13.04
,;<
1.66
3.50



2.1.2 Housing Need in Khulna City

In Khulna City Corporation area, there were 1,50,000 householJs accorJing to the

Census of 1991. The dwelling unit in the same penod was 1,06,100 thus, there was a

housing backlog of 8,300 units. In 1998, considering 3.3% annual rate of growth in

population, of Khulna City Master Plan Project estimates that in 1998, there will be

1,44,700 household with 1,29,300 dwelling unils, The present backlog is about

15,000 Considering tins trend in tire growth rate of households and backlog the

required of hou,ing units for the year 2000, 2005, 2010, 2015 and 2020 have heen

calculated It should he mentioned here that 20% replacement of existing housing

units per year throughout the period have been considered (KOA, J 998)

Table 2.2: Housing Need in KC.C. area m different Penod

Yar lIons.hold, Growlh ral. Dwdling nnil Backlog IUplac.m~nl Total

I'ercenia ,,,,' Year OttO

,%, 24535 .. 21J86 3149 m ..
1~74 80629 9 15 63384 t7245 2481 6t724,,~ 87202 1 57 86531 on 33s7 27205
1991 114418 "" 106739 8179 4178 32565,~,144781 3.30 129397 t5384 50M 43107
2000 156?B J,aO IJaOa7 18126 540<; 32221
2005 193683 ,~ 166565 27])8 6<;19 621 l'i
2010 246219 ,., 206002 40217 'lli; 87717
2015 305278 ,;> 24M~6 56792 9726 lO9!J02
2020 %9t57 HO 292331 76826 11442 132]]3
~uur",,:KDA Draft StruL~ure~lan,2001,

The above Table shows that, the estimated b'Towth of household between the year

1998 and 2020 and the growth of dwelling units during the same period. It clearly

indicates the number of dwelling units required at vanous pomt ortl1l1e in the KC.C.

area. Similarly housing units need to be replaced in various projected year are also

shown, Thus from this Table it can be estimated that by the year 2020 Khulna will

require an additional of 2,24,376 new dwelling units. Besides this, nearly 90,000

huusing units will have to be replaced during the period. 1t should be noted that here

thi, estullalion is moderate and considers the present rate of growth and potentials.

However, if the city has better investment and development opportunities in future,

the need for housing will be much more than the number estimated (Oebnath, 1999),



2.1.3 Public Sector llousing iu Khulna City

KDA and !-ISD are two major actors in supplying of planned housmg m the fonn of

sites and services schemes. KDi\ is the only public sector organization in the city,

which is still continuing with its housing program since Its inception. Recently KDA

has developed low-income sites and services housing projects at Mircrrlanga. It has

also IOllllulated 5 other sites and services projects that are at variou~ stages of

approval. A new project for upper income people is underway, in Sonadanga area

known as Sonadanga 3m Phase, This project will generate more than 1366 plo(~ of

various sizes on ahout 121.44 acres ofland,

Rupshu Satellite Town (100 acres) will be the first housing project ofKDA on the

other sIde of the river Bhairab-Rupsha. This project is expected to supply a large

number of sef\~ced plots for a cros~ section of people from various mcome groups.

Ahsanabad Residential Area to be undertaken on the western fringe (west of

SonadanJ.,'ll13usTcnninal) will be one of the largest housmg projects of KlJA. It will

generate over 1500 plots of various sizes It is estimated that KDA's on going and

forth coming projects altogether will supply over 5474 plots in 6 to 7 years.

On the other hand, HSD has not undertaken any housing projcet after 1960s, Lately,

it is contemplating to undertake an ambitious housing project titled "Two Million

Housing Programme in Bangladesh". Under this project, 2 million housing unit; will

be developed all over the country. Khulna Division is to get a share of 200000

housing units under the program. The development of the housmg ",ill be spreaded

over divisional, dIstrict, thana headquarters and growth centers. The scope of the

project covers, sites and services schemes, construction and delivery of small

housmg units and credit for potential builders, HSD, bowevcr, has undertaken a

project in Khulna, which will provide 200 Jlats for the mIddle income people in

KhailSpur

2.1.4 Prh'lIte Housing Scheme

There are some private real estate developers in Khulna City who has developed 18

housing projects out side the City CorporatIOn area. According to the field survey, it

has been found that maximum private hOlL~ingscheme docs not provide any facilitIes



other than road and mosque. There are only two private housing projects, which

provide a pnmary school, super market, play field, etc. Even there are some housing

projects, which have no facilities except road.

Privale housing developer; are those who entail different housing scheme by buying

but nol acquiring barren land and selling that to the customer. There are some private

developers in Khulna who performs these activities. The First privale housing

scheme started m 1978 in Khulna City and its name was Nabarun Housing Estate. At

present, there are 19 individual privatc housing projects in Khulna, which are owned

by 12 Rcal Estate Developers. Out of the seven private housing developers, only four

developers have separated registered as business agency. Three of them conduct thcir

busmess as a side business, Thus the developers can be classified into two groups;

registered and non-registered. The following tablc provides a brief introdlJClion of

the private land developers and their housing proje<:ts in Khulna,

Table 2.3: Private Hou,ing projects in Khulna

Name of tit. I'roj'.1S Tala! aua No. of Lucation (moo •••) Distance
(in a••.•) olols from CBD

NabarunHou,i" Estate 21,49 2n Ward # 14 2 Skm
Sn.bu. P.lli Re,ideoti.1 Pro' eet 10,58 '" Dubi 30 km
Pro!ta,ha Residenti.1 Pro ect 12.21 "" Dubi 25 km
Pal.,h,b, , Re,identi,l Pro'oct ;00 '" Khol" Bari 00 ""Araf.t .Residenti.ll'ro' eel 14000 1354 Chakmo1hur.b.d 1,5 km
Monoram. Residential Pro' e<1 10 11 ,~Thikraband 5,OkmI SllU;'llndha R•• ideoti.1 Pro ec! '" "' lill laMn a ;; 5 km
Ran dh.nu Re,iden!,.1 Pro'eel 548 "' Krishnan, or .15 k",
Sna n uri Residential Pro'eet '"' '" Kri,hnana 'or 4,5 k",
Sn.llib Re,idenlJ.l Pro' eel " " Tl1ikr.b.nd 6,5 km
Sl1amali Residential Pro'eet 2.31 '0 Kri.nnana 'or 4,5 k",
IImenab. R •• idemial Pro oel 258 " Kri,nnana 'ar 4,25 km
Aslarn-Shefa Residemial Pm' eel , '" TI1,kmb.nd 5 Skm
Sonar .on Re,identi.1 Pro' eel , " Krish",,,,. :If 4 S km
Sbikdar llousin Ie' '" " Th,kr.b.nd :< 5 kmI Adoryb, HOll,in \>m'cel 2.0, '" Knshnarul ar 4.5 km
MaJani Hoo,in ' Pro' eet 1.5 " TbJI"aband 6.5 km
MooZll.Kri,hna Nagar Hou,ing 2,0, " J(nslmanagar 4.5 km
Pro' eel
Honolota Housin Pro.eel " " Thlkr.ba.ld S.Okm
Tot.1 237.55 2481
Sonrce: Field survey. 200,



2.2 Hou~iug Delh'ery System

Housing delivery system in Khulna City is dominated by pnvate infonnal sector, like

other cities of Bangladesh. While the eooperalJ"e housing system was found to be

absent, private formal sector in Khulna City has not yet bccn devcloped properly.

There are public housing suh-systems that provide housing for the employees of the

government and semi~government organi~ations. The 10110wingtable shows Ihe

major housing delivery sub-systems in Kbulna,

Table 2.4 The Housmg Delivery sub-system in Khulm City

SI no. Housin Delive Suh-s ~tem
1 Pnvate housin' sub-s stem
2 Public housing sub-sy'stem
3 Development authorities site and service scheme
4 Slum and s lilll1ersub-s stem

Soun;e,l.>Jam,1997

Percenta e %
90
15
04
4.5

2.2.1 Prh'ate Housing Snb-sy~tem

In KC C. area it has been estimated that about 90% of all housing units were

provided through this sub-system. Operation of private housing sub-system takes

place in two ways; formal and intormal. Private formal sector in Khulna City is still

limited, providing a very few site and service land The most dominant actor in the

housing market cames out housing activities informally through private initiative the

private informal sub-sy:.1em,

2.2.2 Public Housing Sub-system

Public Works Department (PWD) of the Government and other autonomous

agencies build houses for public employees. Under tbis program, roughly 02% of

households in the K.C.C area were accommodated.

2.2.3 Development Authorities of Site and Service Scheme

K,D.A. supply serviced plots among the "allOUS income groups of city dwellers.

Under this sub-system planned residential areas such as Sonadanga, Mujgunni,

Nirala etc., were developed. In reality low-meome people have little access to this

type of plols In the K.C.C. area about 04% of households were accommodated by

this system.



2.2.4 Slum and Squatters Sub-system

Generally. the poor people of different occupation like rickshaw pullers, pul! cart

pullers, scooter drivers, small shopkeepers, household servant and labors live in this

type of houses. Low income poor people, mainly the newly migrants to the city, find

public and semi public land illegally. It is difficult to estimate tlle exact size of ~uch

population living in Khulna City. Aboul 4.5% 01 household in K.Cc. area were

accommodated by tbis system. It was obseI>'ed that most of the slum dwellers have

limited access 10community service and facilitIes, although they are the citizens of

the counlJ}'. The quality of service and facilities was also found to hc very poor

(Arifeen and :Mahbub 1993, CDS 1983).

By the year 2020, Khulna City will require additional 292331 new units of housing.

To mitigatc this housing requirement, both privale and public sectors contrIbute

residential plots for housing. The private housing projects of Khulna provide 225.41

acres of land as planned residential plols. These pnvate residential projects provide

2314 plots. On the other hand KDA and HSD supplied 2842 plots in different site

and senlce schemes in Khulna City.

In Khulna City, four different housing sub-systcms are remaining to deliver the

hou.,mg facihties. These sub-systems deliver different percentage of housing in

Khu[na Cily. Such as, private housing sub-system delivers 90 %, public housing sub-

;ystem delivers 1.5 %, development authoritlcs site and service scheme 04 % and

slum and squatter sub-system delivers 4.5 % of housing.
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CHAPTI£R 3: KI>A AND PUBLIC HOUSING

3.1 Evolution ofKOA

Khulna Development Authority (KDA) evolved in 196LUnder Khulna

Dcvelopment Authority Ordinance, 1961, KDA evolved. Planned developmcnt is

important to create a sllstlllnable and a better living environment in a city. KDA is a

puhlic authority, which prepares the master plan. The main functions of Khulna

development authority are planmng, development and de"elopmenl control. The

following chart shows the functions and responsibihties of the KDA.

-> ~
.:. Urban planning

Sectors ., Transport
.:. Housing

.:. Plannmg---.r Functions ~ .:. Development

.:. 1)evcu'p",entconlru/

• Road constructionKDA '.'
. I l\1ajor -> .:. Development of housing area
I activities .:. Market development

.:. Dt'velopmenl oftolVn hall

.:. Approval of building construCTIon

.:. Control of de"""lopmomt ol"industry

-> Legal .:. Khulna Development AuthOrity Ordmance,
documents 1961

.:. Khul"'l IJevelupment AUI/lOrllyOrdinance
(Amendment), /996

Hgure 3.1: Orgllnogram of KOA
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..
3.2 Institutional Arrangement ofKDA for Public Housing

Housing projects are developed under---

o Sites and service schemes

o Housing de~elopment Provision in Master Plan

On going sites and services .~chemes

KDA and HSD supply serviced plots among the various income groups in the city

dwellers. Under this sub-system planned residential areas such as Sonadanga,

Mujgunni. and Nirala etc, in Khulna City ,"vere developed. In reality low-income

people have little access to this type of plots. In KCC only about 4% of the

population ofKhulna has accommodated by this system,

Provhioll in the Master Plan

Preparation of master plan with the subject matter is clearly stated in the KDA

ordinance Section 22(1) of the Klmlna Development Authority Ordinance 1961 IS

stated that, "the authority should, pursuant to the general development plan, prepare

in the prescribed manner ofa functional master plan relating to-

a) Land use loning and land reservation /

b) Water supply, sewerage and drainage

c) Roads, bighways and tralTIe circulation, community planning. housing, slum

clearance and slum improvement.

So. housmg is dearly one of the main component., of the Master Plan.

3.3 Process of Residential Area Development

Khulna development authority is developing planned reSidential areas for proViding

housing through site and service projects, However, the detail process of site and

service scheme, which is foHowed by KDA arc described in the following

parab'I1lphs.

3.3.1 Decision Making

This is the first step of such process of development of residential area that KDA

arrange a board meeting with its exccutive body consisting of 15 members (e.g.

Chairman ofKDA, Secreta') orKDA, I represenlatIVe oeMayor, I representative of
•



Deputy Commissioner, 2 representative of ruling political party, I representative of

Railway, I representative of Public Works Department, etc.}.

In the meeting, the decision about new housing project is approved. Moreover, this

meeting considers the folIo",'ing:

• Existing housing demand and market of the cily,

• Selling condition of previous housmg pruJeet~

• Required capital and sources,

• Time schedule ofl\1aster Plan for new housing project;

Aller considering all these aspects, the Board takes decision on new housing project

or new sites and services projects, Moreover, tbe Board also takes into account the

benefits of different projects, Another Important a.~pect is that, a donor-funded

project is generally developed quicker than state funded projects.

3.3.2 l..ocation Selection

Location of new reSidential area depenm: on the proposal of Master plan of KDA. In

Plan, sueh proposals ha"e identified on housing development. According to the

guidelme of Master Plan, KDA selects the location of new residential area, In this

purpose, KDA also consider the adjacent area of new roads or vacant area which is

SUitable for housing or locational preference of city dwellers. Howner, the locatIOn

may vary sometime thao the proposcd Iocallon 10 Master Plan after conSideration of

such aspeets This location is also marked on Cadastral Survey (CS) Map.

J.JoJ Layout Design

After selection of the location for ncw residential area, the planning section of KDA

carries OUlsurveys on the following:

• Household Survey for assessing dwellers income;

• Land Use Survey for collecting information regarding the site;

• Determining the demand of plots according to various si?es and posltion~

ctc.

After completion of information eoI1ec,uon, Planning Section of KDA prepares a

layout of new project vvith necessary consideration of such income J,'fopes, required

space for community services, required space for roads, etc Then a feasibility study

•



is made regarding the current project. If the project is feasible, then iI is sent to the

PrOject Section of KDA. Otherwise it makes necessai)' change and then ~t:nds to

Project Section.

3.3.4 Project Proposal and Appraisal

Whenever the necessary layout and information arrive in project Section of KDA,

then it conducts a detail survev on site, which includes:

• Existing land use,

•
•
•
•
•

Nect:ssarv earth work-. .
Necessary land requirement;

Soeio-economie infonnation collection:

Existing land value;

Rstimate future value of the plots; etc .

After collt:("iing this Informahon, Project Section estimates the cost of the project.

Moreover, it also estimates the project output like future henefit of the project. With

considering these, it prepares a project proposal and also an appraisal, which is

submitted, to the Board Meeting of KDA. If the board agrees, then it goes to the line

Ministry like Ministry' of Housing and Public Works for approval.

In this period, KDA also notifies through the newspaper to the land o\vners of the

project area about their new housing project. Moreover, they have also notified that

the land of prOject area \\f111 be acqUired by KDA for housing purpose and it is

compulsory acqUlSltion,

3.3.5 Project Approval

In this stage KDA has no duty on project approval After receiving the project

proposal, !he MltllSlry of Housing and Public Works makes a feasibility study on the

project. If necessary, the), send their official of 'Planning Cell' of Ministry of

Housing and Public Works to monitor the project feasibility, If the project IS feasible,

then they send itlo the Planning Commission or Execullve Commission for National

Economic Council (ECNEC) for approvaL However, if the project cost exceeds Tk.

20 mJlhon taka, only then it is approved by the ECNEC, otherwise the Planning r

•



Commission approves it. Another important aspect is that, ir any foreign investor

founds the project then thc project is approved quickly, othefWlse it is takes long

time.

3.3.6 I.and A~quisition

Whcn Planning Commission or ECNEC approves the project proposal of new

housing project, then KDA goes for land procurement through acquisition. For land

acquisition, KDA requests the Deputy Commissioner to acquire the land of the

project area, Then Deputy Commissioner forms a body with his olficial and

Assistant CommIssioner of Land (AC Land). This body collects the value of land of

surrounding area for that current ycar through different source; like Land

Registration Office, records or Land Ofllce, and field survey. According to thcse

values, the board selects the price Jor per unit of land (like kbata or bigha etc).

However, this board obviously notIfies the land owner before collecting land value.

Then Deputy Commissioner goes through compulsory acquisition of land by giving

necessary compensation according to the Acquisition and Requisition Act, 1894 to

the landowners within a time frame.

3.3.7 Projeet Implementation

Aller approval of the project by the Ministry or Housmg and Publie Works, it goes

for implementation, In the implementation phase tls rcspoosibilily goes hey,md the

Work Section of KDA Works Section ofKDA arranges invitation for bids for land

development. After selection of contractor through bids, land development works

starts and completion ofland developmcnt, Work Scction starts to subdivide the land

into plots and construct roads into different length widths. Others spaces for

community services are kept. On the other hand, POB and KCC are involved to

provide electricity and drainage respectively to the projects as soon as possible

before hand over the plots,

3.3.8 Plot Selling and fundover

After sLlbdivisionof land into plots, KDA gives notice in news paper for mvitation

for bid for plot selling within a given deadline, Also the plotmunher and their si7£s

are given in the notice. According to bids, the buyers buy bid paper from Estate



Sectlon of KDA and submit It after fu.ltillingthe reqUIrements.Moreover, the notice

of plotted land also present in the bId paper, Bu}er gIves their priee whieh they

would be able to pay for a specific plot. Generally price is given lor per katha land.

Alter passing the deadline, KDA arrange a stall"meeting about the sell of plots.

Selhng of plots depends on the bId quantity for respective plot. If there is only one

application for one plot, then the plot is ;old to that person who has give hIghest

price In the appheauon. However, tfthere lonnd more than one same hlghesl price

for one plots, Then KDA arrange a lottery to select the plot owner, In lottery, KDA

select owner of the plo! who won the lottery. The Estatc Section of KDA completes

all these tasks.

After completion of selection of the plot ov..ner, Estate Section also prepare

necessary document for eaeh plot agamst respective owneL When this task

completes, Estate Section hand-overs lhe sold plot to the resp<X:tiveo'l'mer. This IS

the process of Residential Area Development which has been followed by Khulna

Development Authority (KDA, 2003).

Minist "fHou,ing and Public Worh
Planning cell of.\lini'rtry "f Hou,ing
and Pubiic works

I M;nistry of Housing and Pubiic Work,
Piannin ' commlsslonlECNEC
D~ul comm"sioncr
fut'!to section of KDA
Work, ,eclion ofKDA
Wmk, '""Olio" "fKDA
Works ,cellon "fKDA
futmo seclion ofKDA
Esla,e ,cOl;"" ~fKDA
Estme ,ect."" ofKDA

r A rai",]
Project arca 'urveJ

I FeaSibitily siudy
Approval
Land ac ui,ition
Com CIl<alion
Land deveio Hl<H'
Ro.u ..,.,,,,l'Hct,,,,,
Plot ,-ubdivlsior,
lndtntion for bid,
Pl"l owner ",Iectio"
Han~"ver the 101'

Step I Artiviti •• I ReslHln.ibl~ body IDeci,ion m.kin Board mootin' KDA
Lo<alion >election Locatton ",lccli"" I~A I

"Ia""," ,ection of KDA
Layout de,ign Hou,ehold ,urve' Plann;" ,ecli"" o[KDA

La"J 0"" ""1ve Planni" ",olioll of KDA
Piot demar,d :inal' ,i.' Ptanning ,ectlOn ofKDA

Project pm"""," nnd nppraisal Detail surv P!annin' seciion ofKDA ,
Cost e,l;matlOn P!.nnln ,cclion of KOA

" arati"n of ,,>, ect ro '"' PI'"";n~ se,lion of K[}A,, ra;",1 j ;';a~nin; '~o11nn "fKDA I
I Roard moetm 'De

Table 3 I' Housmg Develo~ment Process of various Developmem Agencies

Piut "clling and handovor

I Project approval

II umd procuremem

I FrojOCl lmplementalion
I

Source' KIJA.lOlio



"•.•nuusln~ i'rojcets undertaken by KUA

;'.4.1 Completed Reside" ••", Area til" "IUl''''''1lL r ruJ""I..~oi ",vA
Till now KDA has developed 8 residential areas in ditlerent locations of Khulna for

dilIerent mcome groups, KDA started to take such initiative trom thc Pakistan

period, and till it is providing this type of service for tt;,: e;ty dwellers, These

residential areas have occupied a substantial amount of land and have produced a

substantial quantity of plots of dltterent Si7£S,The lollowmg table shows the detail

mtormatlon on developed Resldenl1al Areas b} KDA.

Totol Plot,
'0;

Table 3.2: Residential Area Development Projects taken up by KDA

I Nam.oflho ~,id.ntial.na (RIA) Pro'..,1 riod
I Sonadall,", RIA (l" ph.",,) 1%7-----1l1

Sonadan WA ,." "= ]4,84 I 1987 " I m I
Sonad lOW--COSlHou,;ng 4,99 I ,~,0; 105
;'<iralaRiA blJi I'I{)'/ " 544

"" nni RIA 6771 , 1966_2 m
Daulalpur HOU5inllEslak :; 5J 19S5_S "Sbiromo"i lLldu,tri.1 Hou,ing 10 t7 1990-')4 234
'11 ~ I' H' 42,55 2000 77SI " ,cruanga O••-locomc ou<mg
To:;,! 26.1 79 .. 3161

Source' KD", 2003,

The above Table shows that, the Residential Areas arc developed by KOA known by

the name of sueh locations where these are situated, KDA has started to develop

residential areas sltlce 1967 During this time, it has developed 8 residential areas

with 3161 plots occupying total 263.79 aere, of land.

However, KDA has developed four types of reSIdential areas like mdustnal hOUSlOg,

low-;;ost housmg and upper and middle-income hOlLSing,The following; Table shows

the types of housing developed by KIJA,

U .r and Middle-income
Low-u"t
Indu,trial
Low_income

LTotal
Source. KDA, 200)

Table 3.3: Dltterent Cateoories of Housing Pro'ects undertaken bv KOA
Cal<-gnri•• of Hou,ing Occn j~Aua(io ac•.••' Provided Plot,

Are. % Nn. %
2lJ6as 78.I? 2044 M 66
499 IS9 105 3,32
10,17 386 234 740
4255 t6.13 778 24.62
261,79 100 J161 100



S.S Housing Policies of KllA

3.5.1 KllA Master Piau, 1~IH

In 1961 Master Plan the housing land requirement was considered gross density of

population as 70 persons per acre. Railway was very important means of

communication hence railway housing was given particular attention, The plan

proposed 1600 dwellings lor railway men. But the railv"ay department did not

execute the idea. The public sector housing agencies were recommended to build

housing estate and construct cure houses to assist the aJ10tees of plots \0 complete

development of their houses. Kutcha houses were discouraged in thc plan. The plan

also suggested preparing resettlement plan to rchabiluatc me tamilies atlectea due to

implement of master plan development projects,

3.5.2 KDA Master filln, 2uI-'l

Policy 01: The development authorittes will play the role of facilitators of housing

development apart Irom their eXisting role

Policy 02: Providing assistance to the government agencies in the development of

housing schemes,

Policy 03: Providing assistance to undertake housing schemes under private sector

Policy 04: Making provision for housing for the 101'1- income people

Policy 05: Providing necessary infrastructure to tacilitate housing development

Policy 06: Planmng interventions in the spontaneously developed areas

Policy 07 Upgrading slums and squatter settlements

Policy 08, Contmuous monitoring of housing market

Polley 09. Facilitate oftinance and investment in the housing sector

Policy 10: Promotion of participatory development process in the housing sector

Policy 11: Appropriate h:chnology should be innovated to dnelop and promote

housing particularly lor the low-income people

The Master Plan, in the line with the objectives of the national housing policy 1993,

aims to promote orgllllized development within the master plan area, Such orb",nized

development will be attained in four diflerent ways, These are:

a) Planned housing development by public sector hOllSingagencies

bJ Planned housing development by pnvate sector real estate hOllSingcompanies.

• . I



c) Private cooperative housing development.

d) Community based partncrship housing area deve!opmem ""lth minimum pubhc

sector intervention.

In Ihis Master Plan, all four provisions have been alXommodatcd. The

tmplementallon will be made In areas allocated lor housing, winch is about 17002

acres or aboLit30.80 pcrlXnl uf the master plan area In addItion, over t041 acres

have been allocated as mixed area .•vhere hOUSingactlvitlcs will be accommodated

3.5.3 Policies for hivll'" dousing OJJUtA

Presently, there are over 12 private real estates like Aratal housing, iSugandhll

HOUSing,IIllngdhonu housing, l'rul/yasha Housmg companies operating in Khuina

havmg their projects of vanous sizes around the City. rhe number or such comparnes

is increasing due to growlOgdemand lor land Jor hOUSingIIIplanned environmem.

But absence of any control mechamsm thc SCrvllXprovided in the layout plans,

including the road network, are not always up to standara. 1hts might anect heallny

and congenial to put aside at least 40% of the gross planmng area Tor servlCCS

including road nctwork To compel the real estate companies to follow mimmum

standard rules, KDA Clln bring necessary amendments in the KDA ordinance.

However, In the mcantimc KDA should allow them to operate with ease as tiley are

at least contnbutmg to meet the increasing demand lor housing land though

organized development.

j.S .•• ,'nvate \.-uupera.ivt: Rousing Development.

KDA should also encourage private organized housing area development based on

cooperative act. This is a kind of sell~helphousing development mvolves little or no

pubhc expenditure. KDA can extend Its assistance to such housmg ellorts by

according land use clearance. Supplying acquired land on long term lcase baSIScan

also assist them. Bu to cnsurc ~ound IIvltlg environment in such housing area

conditions may be imposed on the standard provision of services and facihttes.

f
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CHAPTER 4: CASE STUDY

4.1 Introduction

KDA has developeu eight residential area, in dilTerent Iocalions of Khulna City for

differenl income groups (Map 4.1). The eight planned residential areas are

• Sonauanga Residential Area (1" phase)

• Sonadanga Residential Area (200phase)

• Nirala Residential Area

• Mujgunni Residential Area

• Daulatpur Residential Area

• Shiromom Industrial Housing

• Sonadanga Low Cost HouSing

• Mlrerdanj,'lI Low-income Housing

KDA has started to take such initiative lrom Pakistan period, and till now it is

provldmg this type of service to the City dwellers. 'I hese residential areas have

occupied a substantial amount ofland 263.79 acres and have produced a substantial

quantity of plots (3161 plOIS)in dltIerent sizes.

4.1.1 Sonadanga Residential Area (J" phase)

Th" ~iutly 'll<:a i, ,,,,,al<:<Jin ill" N'irlh '~'cSI part of Khulna Cily. Th<:slooy area is in

WllJdno. 17 and It is near to the periphery of the city, The importance of the WllJd

No, 17 is very high in the context of residential area and its close proximity to the

city central heart The distance of the study area from CBD IS 1 to 1.5 km and well

connected with the CSD through a planned road nctwork, There llJe 206 plots of

about 1146.26/wthu and in total an area of 30 acres of land, The average plot si7,e is

5,56 /wtha (445 15 sq. yards). The area of maximum number plots is 400 sq. yards,

Most of the plots of this residential area are (about 90%) developed and buildmg

nnder eon,truenon is 3% and rest of the plots llJe vacant (field survey, 2003). Near

about 400 households are living in this residential area (KDA, 2003). 911%of the

total built structure is permanent, where the higher incomc people (highest house rent

providers) of Khulna are living

,



4.1.2 Sonadan~ Residcntial Arca (2"d phase)

:.;,,,,,••..b,,ga R~~iu<:ntJaIArea (2"" l'iJa~<:j wa:; sl<Uiedin 1987 at Sonadanga of Khulna

City under the management ofKDA The project has been started in 1987 ana the

plot distribution cnded in 1994 It was one ofthe sites and services schemes adopte<l

hy KOA After acquisition, the land was upgraded by providing different services

and facilitics and thcn distributedisold to prospective house Duyers.

4.1.3 JII'irala Residcntial Area

Nirala is located in Ward No, 24 in KCC, about two kilomcters away from thc CBD.

The residential area is located In the South-we~t part of the Khulna City, Nirala is a

planned residential area, developed by KDA under site and services scheme

pro6'fl1m. The average contour level of the area is around 3 to 5 ft. above mean sea

level, while that of the rruun Ctty tS 5 to 6 ft, Total area of Nlrala Residential area is

67 31 acre.

4.1.'; j.lujgunni Residential Area

Mujgunni Residential arca was established in 1966 at Muj6'1tnni of Khulna City

under the management of Khulna Development Authorit) (KDA), The proje<;t was

started in 1966 and thc plot distribution cndcd in 1982. It was onc ofthc sitcs and

services schemes adopted by KDA.

4.1.5 Daulatpur Resid"".i,,, area

Daulatpur Residential area started in 1985 at Daulatpur of Khulna City uurier Ihe

management ofKDA The plOject is localed 12-13 kilometers away flOm the center

of the City, The project starte<l III 1985 and the plot distribution is still iu process (the

plot distnbutlOn started III 1988). IllS another sItes and services schemes adopted by

KDA.

4.1.6 Shiromon; Industriall-1uuslllg

ShilOmoni Industrial Area slarte<l in 1990 at Shiromoni of Khuina City under inC

management of KDA The project is located 15-16 kilometers away from the center

of the city, which is to the north comer of Khulna City Corporation. The project



started in 1990 and the plot distribution is still in process (the plot distribution started

in 1994).

4.1.i Sonadanga Low Cost Housing

l'he Sonadanga low cost housing is situated beside the Sonadanga residential area It

is located in the southwestern part of Khulna City. This land was the dumpmg site of

Khulna municipality. Huge amount of garbage of the city was disposed there A

major portion of land filling of Sonadanga low cost housing had been done by this

way. Although the area was designed by the KDA for a low cost housing but it has

developed as a slum, It is by name now known as Sonadanga slum. According to an

estimate of KOA, the 10tal area of Somulanga shun is 21,000 square meters,

Sonadanga main road and Sonadanga cross road have surrounded the northern and

western side of (he slum area respectIVely. The other two sides have no access to any

roads, This slum is about 3 km. away from CI3D area of Khulna City, Now the

Khulna City Corporation (KCC) owns the slum. Most of the dwelling umts are made

of relatively fhmsy materials and structures mostly are kutcha. A number of dwellers

have been living in this slum for 20 to 30 )'cars, They have bullt their mVll houses

and are living as the owners of the properties. The urban services such a, water
sealed latrines deep tube wells, strcet lights, duslbiru;, surface drains, foot paths, etc,

have provided under slum improvement project (SIP). This is also kno\Vll as the

sweepers' colony in Khulna City. At present, it accommodates more than 71J1Jpoor

families.

4.L8l\1irerdanga Reside"iilli Arell

This residential area is located to the northeast part of Khulna City. Khulna-,Iessore

road is on the West side of this residential area. But till now, no bmlding is exisled 1TI

this project. It is clearly vacant Hence this project is kept out of the study.
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Map 4,1: Location of KDA Housing Projects with respect to KCC
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Map 4.2: E'li!>ling rUDiic ilousing and j'rinte Residential J'rojects
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4.1. t:xisting Siluation of Plot Development

"]'hetollowing tables prescnt the existing situation of plot development of sludy area.

Table 4.]: Existing Condition ofDitlerent Housing Projects ofKDA

"'arne ofHon,ing Proj<ds f..i,lin Condition of Plot D~vdo mM' IDeveloped Under ,i Vacant Total
with SUUC!urc Construction I

" I % '0 % No. % No %
Son.dan aRIA

"
hose >e' 19024 , '" " 6.83 205 '"~onadan~ RIA, ," .," n 16 OJ " '" m 7~46 443 '00

Sonadan 'a LOW_CMlHou,;, . :JG ,3428 , '" " 63,82 '0; ,""Niraia RIA m 14209 " '" '"' 52.OJ ,,, 100
Mu' unn; RIA 'CO n8S , "'" 503 65,24 '" 100
Daulat ur lIous; Estate " J4,81 .. - 00 85,19 " '"Shiromon; Industrial HmlS;ng , 2,56 - - '" ~7 44 '" 100
l\liccrd,n!llll.ow-income Hon,in ' .. .. .. .. m '" m '"Total '00 2531 " '" 2294 72 57 3161 ;00
Source, Fi.ld Survey. 2003

Table 4.2 Types ofI-Ioosing Structure 10D1flerenl Hoosing Projects ofKDA

:-;.me of Hou.in~ P••.•j<ds [.i.tin (j~of Oevolo Plot.
Permanent Sem;- Temporary Total

ncnnanem

'" % ,"0. % No % No ~
SOllildon 0 RIA

"
hase) ,,0 9730 , 2,70 .. .. '" 100

sonada~A 2" hase) "" 9577 , 4,23 .. , .. n '"~~".dan Low-co't Hou,in' , 13,8~ " 33.33 10 5278 ;> '00
~"ala RIA 'M 71.62 n 13 54 " 1484 m '00
Mu' 'unni RIA 210 8046 " 16.09 0 3.45 ", '"Dau;a[ ur Hou,,;n E'la!C , 25.00 , 33 33 ; 41 67 " ,00
Shiromon; Indu'trial HouSln , 6667 , 33,n .. .. , '"Mircrda" Low_income Hou,l" ' .. .. .. .. .. .. ..

Total '" 7920- " 12.38 m 8.37 0" '""Source, Fleld Survey. 2003

Table 4 3: Existing Use of Developed Plots in Difterent Housing Projects ofKDA

N.m~ of Homing Projed, Exi,tin U~ ofDevolo d Plot, I Total I
Re.,idential Commercial Mixed
No. % No. % No % No. %

Souadan ,m " "'- '" 72.43 " '" 43 2325 '"' '""Souadan RIA 2" .,. M 84 51 , ,m , 9.86 n ,00
Souadan a LOW-CO'IHou';n " 94.44 .. .. , 5,56 ;0 W"
N;l'lll. Rh\ ,m 86,OJ , 2,62 " 11,35 229 '00
Mo' !UTITIiRIA m 86.21 , ,n " II 87 '" '""'Daulat ur Hou';" E.'ll.te W 83.33 .. .. , 1667 U W,
Shiromo,,; Indu,trial llou,m " ,eo .. .. " ,"IMlrcrdongo Low';Jl""me l-Ious.ing .. .. .. .. ..'m. "" 83.25 " ". 0" '""Source: F'eld Survey. 2003

•



Map 4.3: Layout Plan ofSonadanga Residential Area
(1ot phase)
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Map 4.4: Layout Plan ofSonadanga Residential Area
(2nd phase)
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Map 4.5: Layout Plan of Sonadanga Low-cost Housing
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Map 4.6: Layout Plan of Nirala Residential Area
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IiI Map 4.7: Layout Plan of Daulatpur Residential Area
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Map 4.8: Layout Plan of Shiromoni Industrial Housing
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Table 4,4: Height ofthe Permanent Bwldings in Different HOl.ISingProjects of KDA

1Ie.i!!hf of Ihe Ruilding acrordinl! 10 Sfor"Y[Name of Ho",ing Proi""{' , I , , I , I , I , I I
'lorey storey ,[orey ,toreI' I ,[orey I ,torey ITotal

"' % No, % " % No % No % No % }<o.

S"nadll1l WA
"

h.,c U >0, m 37.22 " 31.11 " 16 II '" 556 , ,n ''"",,~.o.<O"lgi!RlA 2" ba.e 0 13,24 " 16. t 8 '" .18,24 " 30.88 , IA6 - -- "ko"ede"ga I.ow-WS! Housing , SO,OO ,
'" 00

-- -- -- -- -- -- ,
~i,"la RIA n 19 5] " 3l.71 " 19.51 " 2500 , on -- -- '"'Mo nni RIA " 19.02 " 34,76 " 26.19 '" IS 10 , lA) -- -- "0
Daula! t lIou,i Estate , 66.67 , 33,33 - -- -- -- -- -- -- ;

Shi",moni Industrial Housin' ; 75.00 , 2500 -- -- -- -- -- -- ,
ITotal ;C, 16 25 ;CO 32,49 16g 2666 no 2035 " '" , 0,94 '"Source Field Survey, 2003

4.3 Existing Laud Use of dif,,,,.,,, •••.""iUtolll;a; Af;;-,;~

'lhe followmg table delineates Land 1JOo'; of different reSidential areas or iliA.

Table 4,5: Landusc Pattern ofDifTerent Housing Projects of KI)A
-
IName ~r Hon.inll Pl"(ljrct. I.• ndusr Pa[lcm (area iu aura Totlll

Residential Roads I Community O~" L:4.rea
Plots Facilities s:~c'" (a<",,)

M~ % Arca % Area % Arca %
IS""adans' RIA (1~ phase) 22,42 7305 '" 20.00 1.26 4,12 " "' '"' 3069
IS"na1langa RIA Cr:Jlhase 2584 7416 '" 2),99 0,42 1.21 on OM 3U4
~"u"~";'. ;,~w.o~"t Hou,in~ ) 46 69 )4 1,08 21.641 0.24 '" O,Zl 4,21 , '"~1i'a:aR/A 4;71 6),46 13 33 1989 '" 11 02 3 79 5.6) 6731
IMuj£unnl RIA 432) 6J.~5 iJ.83 20A3 ).60 5.32 '"' ]0,40 67.71
.Ooula! ur H()u,in E,!a!c '"' 7),59 1.11 2007 OH '" 0.24 4)5 5 5)
'Shiromoni lndusiflal Housin ~ 6,94 6821 2.13 2092 "oo 1.97 000 ,.W 1017
Mirerdan a Low.income H"""i 23.62 6726 933 ?1.93 l,J9 '" 3.21 '" 4255
Totol 17729 67,21 55,)6 2099 "M 555 t649 625 263.79
Source: KDA, 200)

4.4 Road Network

There are ditTercnt kinm: of roads III the Sonadanga RIA. The road Ma:id Saranl,

which is connected by the Sonadanga Bus Tenmnal and Lower Jessore Road has

gone thrOLlghthe mid point of the Sonadanga RiA (I <l phase). Field survey mdicates

thai, ahout 65% of the ploThare di,~Ul)' "onn,;,d(;J ",;;1, 30 fe"i w1\l~ \0<00. aUi'"

interior roads arc also about 20 feet and 30 teet wide,



4.5 Water Supply

The main SOlUcesof the water supply of the households are

I. Piped water Supply installed ill the buildings,

2, Piped water collected from outside.

3, Private hand pump (tube-well) of the house owner.

4. Public hand pump (tube-well) located beside ,iJe strcc!.

Table 4 6' Sources of Water Supply and its usc in Sonadanga RIA (I"" phase)

~1~~"i.I'~'~"~'~'~~~~~~T~'~'i"~"~)~~~-T"~'~'~"'i;~"~%~~~~T~O~"1'~'~"~~jrf,.'a,h;n~ 35 . 60
Cookin 40 20 60
Drhlkin 50 10 60
Toile! u oS!' 55 05 60

SOUfce:Field survey, 2001

The above Table shows that in the srndy area majority of the househulds usc pIped

water for drinking purpose, which is about 55%, Only 40% of the huuseholci, have

access to the supply water by KCC for cookiug purpose. For washing purpose 2)%

people use tube:welL

Table 4,7: Pattern of Water Supply and its use in Sonadanga RIA 2"ciPha~e

• es or "'.. Ta
Wa,~in 3
Cookin 2
Drinkin ]
Toilet ur se 3
Sour<e, /iold survey, 2003

Tub •.•well,,,,
To'ol,,,,

In the study area 4 household are surveyed randomly on the ba:,is of IS'Y;' sampling

on the 24 constructed plots. Survey result indIcates in the smdy area majority of the

households use tap water for drinking purpose whIch is about 7)%. Only 50% ot me

househulds have access to thc supply water by KCC for cooking purpose. for

washing purpose 25% peoplc use lUbe-well .in thiS area, there is no use of water

from pond.

The planned residential area of Nirala is populated by 2S':i) under 528 households;

among them 5]3 households having 2493 persons. 97,57% oflhe total population or



the study area, have drinking water facility within their house hold. 7 households

having 31 persons, 1,21% of the total population of the study area, have it within 5Ul!

feet from their households. 6 households having 22 persons 0,86% of the 10tai

population of the study area, have it 'withtn 1000 feet from their house hold. (Pield

survey' 2003)

4,6 Drainage Facilities

Due to rapid urbani7ation and increasing human settlement natural drains were

occupied by human habitation. Encroachment on the drains, tnadequate drainage

sections and drainage outlets, lack of proper maintenance of the existing dramage

system and disposal of solid waste mw the drains contribute to blocking of drainage

and water loggmg problems. Worst drainage system is one of the maIO reasons for

polluting environments III all the housing projects of KDA. The existing drains are

usuaily not cleaned. In the study zone about 45% of the respondent-> informed that

their area do not have proper drainage faeiiities and people are not proper aware of

good drainage to keep the living environment better. The draillage problem appeals

serious during heavy rainfail, SlOon and ilooos.

4.7 Sanihttion and Sewerage

Kbulna City as a whole has no sewerage network. A low cost sanitation systelH is

bemg followed all over the KCC area, Samtation facilities III me permanent buildmg

arc hetter in all the study areas. But panicularly for the temporary setliement Clluses

the sanitation problem. A sanitary latrine has either a septic tank or a single twin pit.

Unsanitary latrines create health and envirorunental hazards in the study areas. The

survey results indicate that tn the study area 95% of the households has aeccss to

sanitary or permanent water sealed latrines. Low-income people use low-cost

sanitary latrines With covered pits and their percentages is 5%.

••.8 Solid Waste ManagemeQt

HiiLMdou5 waste is often injurious to human health and ClllL,edeath of human and

animal lives. Solid waste is often called the third importam pollutant after au and

water Proper management system of soltd waste colleetion and treatment can keep

the living environment sound for good health r



Survey results indicates that in the smdy areas, about 75% of the households dispose

offsohd "':ISte in the dustbms provided by KCC and 25% 01 the households have no

fixed place for solid waste disJXlsa1.A large portion of the households disJXlsed otf

solid waste on to the road or elsewhere arouud their rented houses or iu an open

space uear to the dwelliub'S. The collection of waste from street is irregular, which

pollutes the environment. The existing waste collection rate is not satisfactory and

this was slated by 58% of the respondents l'Field survey, 2003).

Figure 4.1: Solid Waste Management in the Study Area
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Sour,,". Ficld sur,"y, 2003

At present the NGOs Prrsm_&m;.;lade,,'h and I'rod/pun are working for solid waste

management wth thc,r partner NGOs in Sonadanga (1'1 & 200 phase) and Nlrala

residential area:..

4.9 Power and Fuel SuPpli
Elecrriciry and gas are the most imJXlnam utiiity and servIce and facilities ror rapid

growth and development of an area and also tor increasing the productivity in all

aspe,,'ts. The survey results indicate that the JXlwer supply network of the Power

Development Board (PDB) covers the study areas.

About 90% of the households have access to electricity The rest of the households

use kerosene for lighting purpose Since firewood is available and cheap in Knwna

and because of IreQuent load shedding, kerosene and firewood are (he predominant

cooking fuel materials in the study areas Very few households use gas cylinder for



cooking fueL As a part of currcnt load sh.edding program of PDl3, the study area

remains old of JXlwcr supply for about 2 to 3 hours dally

4.10 Telecommunication

Now it is the time of tcchnology appllcation, which is dired!y imerrelauxl with the

te1ccommuruealIon. The demand of telecommunication facilities is increasing day by

day, In the study areas, a small number of houschold, enjoy telecommunication

facilities. Thc survey indicates that only 75% households of the study areas have the

land phone facilities.

4.11 Cnmmunity Facilities

Sonadanga residential areas arc concentrated at the center of the city, have access to

all communal facililIeS, such as markets, schools, playgrounds, health services, bank,

post offices, judicial faciiitles, co-operative SOCieties, ele. In the Sonadanga RiAs,

most of the services and facIlllies are available wilhin 1.5 kilometer. In Khuina food

and other relml markets are located almost everywhere. About 90'l'o households of

Sonadanga RiAs havc access to the New Market, which is located within half a

kilometer distance, About 90% of the households V1Sll shopping center located in the

New Market and the Dakbangla within 2 kilometer, while the rest go farther away.

Out of other Study areas, Nirala also enjoy the better community facillties, though It

IS located out side the city center, The rest of the projects are far away from the city

center and hence they cannot enjoy the community facihties properly.

,,
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eMf' rl<.K5: rKuISL£I\'f:')MolD LuJ'~~iRAiNTS OF HOUSING
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5.1 Speclhc Problems and Constraints of Plot Development

5.Ll Lower House Rent Structurc in r..llulna

House rent is proportionale to the cost of house construction When plOl owners

consider the existing lowcr house rent, they become demotlvaloo 10conslrucl houses.

Moreover, it is significant that huuse rent in Khulna IS no more lucrative than Ihat of

Ihe houses In Dhaka and Chittagong. A dctail scenario on housc rcnl of dlflerent

aspects is narrated 1xlow.

Table 5 I' Average Rent with respect 10floor spaces in Khulna City

.'Joor .paco in A;~N1g~ •.•.nl in M~~imum rent in Mi,;imum ronl in
., ft 'I k. month Tk. {monlh Tk.)lrnonth

I Permanent Seni-perme~enl Pennanent Semi-permanent Permanent Semi-permanent, Structure Structure Structure Str\Jcture StruG!IJre Structu'e
61)0-800 3500 "00 3500 1500 35W 1300
800.1000 3125 2000 3500 2000 2500 2000
1000-1200 4557 00 6000 "" 3500 00
1200-1400 4752 00 6300 00 3500 00
1400-)600 7075 00 8500 00 6000 00
1600.1800 7728 00 9500 00 6000 00
Abo," 1800 1074D "" 14000 00 9700 ""Sourcc' Ftcld "'IV"}'. 2003

Table 5.2: Trend of Rent ofDlflerent Types ofHOlLses in Khulna

Type, or Hon••• 1100r sp""" in sq.rt. Av••.••g. r•••' in diffe•• nl y•••r

1993 1998 2003
600-1l00 2500 3000 3500
800-1000 2800 '''"'' 3125
1000_1200 3,00 4200 4557

Permanent 1200.1400 3500 4500 47S2
1400_1600 4000 - 7075
1600-1800 4500 6500 7728

I Above 2000 5500 '"00 10740
Semi_permancnt 600-800 , '''"'' 1200 1400

800.1000 '''''' 1500 'COO
Source, F'eld ,urvcy, 2003

..t..



illcome ami Expem/iture 011house relit of the telUlllts

'jhe occupation and income level of tenants reflect that most of the tenants are from

middle income group and a sib'!lll1cant number of tenant heads (about 28%) has

average earmngs ranging from Taka 5()OOto Taka 100(Ju from service and busincss

About 66% households belongs to higher income group, Their income or earning is

above Taka 10000 per month. Only 5% tenants belongs to low income group and

their incomc level is below Taka 5000. They are enb'ab'ed in servicc, business and

teaching profession. From thc above discussion it is seen that residents are mainly of

higher income group [n Sonadanga residential area, residents spends a large portion

of income for house rent because it is a renowned and oldest pianned residenllal area

in Khulna City and quality of livmg environment is very high. The following Table

sho,,"..,the bouse rent of various income group. Most of tcnants spend 20%- 30% of

total earnings on hOQ'lCrent purpose. All the other income groups also spend a latge

share of their income for house rent. Housc rents are relatively higher in Sonadanga

and Nirala RIA than in other resIdential areas, The cause hehind it is that Khulna

University and Uleheart of the city are located ncar to these areas,

5.1.2 Assodation of Construction Workers

None cooperation of labor association has becn fOl1lldas a majOr constraint for plot

development. Construction workers are very much tricky in making alltance for their

own interest. Then it becomes harder to have tenders according to the ",'ill of the

OVl'1Iers,The workers vcry oftcn possess particular groups for specific works So, it

becomes confusion for the plot owners, part to decide the issuc of construction.

5.1.:JThe imllllct ofLlIYllirIndu6trics in Khulnll Region

Duc 10 Continuous laying oU mdustries, possess a negative impact on the growth of

construction in the esltmated plots. Sinec the government policy and privatization

have discourab'ed industry, it reduces thc number of plot ovmers who arc able to

construct a house.

,



5.104Over Taxation

Recent increase of holding tax may discourage the completion of construction work

in the estimated plots.

5.1.5 Land Speculation by tl", weli oi jtit:r..,rll"uii~",,,,

Though minor but important fact, that some piot owners who only buy piols wiln a

view to speculating land for maintaining their social status. Tlns hampers the plot

development.

5.1.6 Lack of Rousing Finance liacillli,,~

Hou8mg finance is an important factor in house con,truetion. Some limes, some piO!

o"'"'IIers are unable to construct thelf houses due to lack of adequate fund. The

existing sources for housing finance includes HBFC, personal saving funds of

potential urban house builders and buyers, governments loan, government budgetary

allocation, construClion by internal donor agencies, commercial banks, specialized

financial institutlonS and NGOs. 'Jhe share of housing in pubhc sectof developmem

programs has been comparatively less m Bangladesh. Bankmg, lTIsuranee, and

investment agencies shied away from this field. Only about 5% oi the housing units

constructed in Bangladesh arc financed from the formal sector (Hasan. 2002).

PersolUJl Savings:
OverwheJming majority of the people in Bangladesh finances their housing from

their own fund. Government finance in the housing sector goes mainly to public

housing and infrastructure development. However, city development aUlhority such

as KOA, RAJUK RDA, CDA, finances indirectly the acquisition of residential iand

provision and services. Credit facilities are extended by HbfC lor the construction

of dwellings for middle and upper income groups, Hence the personal finance

includes the personal savings, informal credl!S, provident fund, jewelry, landed

propt:Tty, ell.'.

Socio-economic sLlrvey shows that of the 60% of the households' oWlllng dwelling

umts. 96% financed the construction of houses from !heir own sources. Only 1.4% of

households have access to Jnstltutional finance such as from HHH::, bank or NGOs



etc, about two percen1 houscholds borrowed from relative,; <::ldfiiend~ while a very

insignificant proportIon borrowed from their cc!!e:tzu~s Utltcrim RepOll, Khllln~

Master Plan Project, KDA, 1999), I'resent condition of the housir:;; fi=c~ ~n

Khulna City is given in the follo\\1Og.

HQusillg I<'inance

Ur-:- ~,I";ri~'_I <~.'u~ ._.•••••.••.
~

" Personal So.iogs
" Informal Credit
• Provident FundI" Jewelry
• Landed Property

I~ I.~~I i HBFC II__K_D_A_,I ~ I NGD.

[- .
l Nati"""l I'l,,,,,, 11 ~ona';,,~••~

Figure5.1: Sources of Housing Fmance for Construction

If/$titutionai Finance

HEFC is the major and specialized institutIOn ,hal advanccs credit 10 the b>e1leral

public for h(;u~ing in Khulna City. About 2500 applications lrnve been entertained by

HBfC lill 1985, It then stopped dJsbursement due io large scale increase in the

number of ",dauilers, Due to extremely low rate of rent the borrowers are unable to

repay mstal1mcnts. However, HEFC is contemplating to resume :>anctioning ioan as

soon as 45% of its disbursed credit is recovered. Besides HBFC, government banks

are mainly for urhan areas hou~ing and as given to its employees. Huge amount of

loan amounting to taka 820 crure were given by HBFC ~nd other government banks

like SonaE Bank, Rupali Bank, and Agrani Bank under the supWilsion of

i3angladesh bank smce 1981 to i986 for urban housmg (Tahmeena, 1993). Other

indirect participants in housmg finance are KDA, HSlJ, and PWU.



In Khulna City Bangladesh Bank, Agrani Bank, Sonali Ba.'1kand a few private banks

provide loans for housing. Bangladesh Bank sanctions loan for both the phases to

buy the land for housing and for construction of building against the proper

application of its employees. The ceiling of loan disburse is between 2 lakh to 20

lakh at a 7% interest rate. The total amount of loan for housmg provided by

Bangladesh Bank is about 55 crore 42 lakh for 490 number of houses in Khu!na etty.

The Agrani Bank sanctions loan of house building for both general people and their

stalTs. The total 3 crore 35 lakh amount of loans arc disbursed for housing purpose

among the 125 buildings at the interest rate of 17%.

Sonali Bal'll is al so provides loan of house building. But it is very difficult to identily

the actual figure of amount of loan for housing purpose due to mismanagement of

maintaining the detilU1ter sheet in head olTiee of Sonali Bank in Khulna. The

following table sho'Ws the comparison of diITcrent public sector loan disbursement

organizations

Table 5.3: Companson in different public loans disbursed in Khulna city since 2000.

Nome ,,£the public TO~~:i~ou7~I"f
Interest ra~ Tntol number or

• anirotiou loon in (oka housflI
IUJI'. 115cmre I 10% ,=
llaagladesh bank 55 crorc 42lakh 7% ,~
Agrani hank ) crore 35 lakh 17% '"
Source' Head office, HB~C, Bangladesh bank, Agrani bank, Khulna.

The housing rinanec sources of different residential areas is Illustrated by the

following tables and fib'Ufes:

Table 5.4. Sources of Finance for Construl-uon in Sooadanga RIA (I" phase)
,

Suurc •• No. of ~on.trucled hou.e. F<rc",ltlI~e

~Iffinance " '"HflFC ; ,
l'Ian ladc&nBank , 3,33
Sonali Bank , ;
A raOl Bank , '"'Private Bank , ;
Tolal "' 000

Source: Field ,urvel', 2003



figure 5.2: ~Q\lrceSoffina..TJcefor hQusc.col15truction in Sonadanga RIA (200phase)
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Figure 5 4 Sources of financc for house construction in Mujb'llnrn RIA
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5.2 Ceuer:!!ized Pro!J!emK :l8d CC!l!tr:!intll (If plot Development

S.2.llnditution!!! and LegL~!at!1'eProblems

Institutional and lebrislative measures are directly related with the housing

development process of KDA. Uut this portion of housing development process is

more complicated. The KLJA housing development process coincides with several

limitations, These are discussed in the tollo",.,ng:

.:. Fund 9.nd Period of !!Ilplementation

This process takes long period of time. In the case of government funding, it

generally takes more time than which is not funded by the rout. So, the estimated

;Jroject cost in project proposal differs with the impJ<:ment::~m: cost, because of

dev::'uation of money in this longer period of timc. For cxample, according to thc

T::ble 3.2, the first project started in 1966 and finished iii l'.liSl, \'vhich means it has

taken around 27 years for completing its first project. However, in the case of other

projects, this time duration has "aried significantly. Among 8 projects, 4 projects

hayl' laken less than 5 years u••:d rest ofthi' 4 proje\.-1shas taken more than 5 years

.:. Bureaucratic T9.ngle:;

The appraisal and approval phase of the KDA housing development process needs to

go thmugh the bureaucratic procedure. However, in 13angladesh, it is a lengthy and

time-consuming procedure If goverrunent funds the project, then generally it takes

more time than other projects. However, the approval offoTelb'.ll funded project take,

less time This is a drawback of lengthy bureaucratic procedure and makes injustice

10fulfill the demand for good housing .

•:. Service Provision

Residential estate development takes on prime agricultural land But, this is a threat

to our agro-based economy and food security

Since, the KDA housing development process like Sites and Services Schemes

develops residential areas. So, the utility services like electricity, water supply, road,

draillilge, sewerage etc. will be pro"ided within the project. In reality KDA do not

provides all such semces except road.



The KOA housing development process can not ensure housmg development on the

plots or construction of dwelling units on the plots. l3ecalL<;e,this is depends on the

plot owners, If the plot owners construct dwelling unit on thcir plots, only thcn the

housmg ,ituation Will be improved, However, construction of dwelling units is also

related to the economic ability of the plot owners.

5,~ Building Materials and Land Value

Land valuc and building materials are prime factors in plot development Landowner

always thinks in terms of thc profits he desires to make. If cost of buying plot and

building constwction is high, then house rent will bc high. In areas whcre rent is low,

plot O"'l1ers are not interested to develop their plots. In Sonadanga rcsidential area,

buildings \\lCre constructed in most of the plots. This area possesses one of the

lughest land values, Also, dLICto high house rent and choice location, most of the

plots were developed The following Table shows the trend ofland value of the study

area.

Table 5.5: Initial and Present Land Price of different Housing Projects ofKDA
Housing Projects Vear of Land Price Tk.

Sale by Initial Pre",rrt Priee
KDA Price Ran e Average

Sonodan RIA 1" ha,e 1981 25000 250000 _ 350000 300000
Sonadan RIA 2' "" ,~ 65000 15()()()().250000 200000
SOlU\dan~ Low-eost Housing 1995 65000 t50GOO-200000 175000
Niral. RIA 1978 12500 200000.250000 225000
M" nni RIA 1980 12500 150GOO-200000 175000
Danlat llf HOll"n Estate lq84 25000 75000-100000 87500
Shiromoni Industrial Housin ,~60000 80000_100000 '"000

L1::J-i....:.crd'ng'Low.incume Hou.,in '000 80000 80000_100000 90000
Source' Ga,,,, 2002

• Inil;,,1 Price is that price, "hicit was determined and collecled by KDA
•• Range indicates that lhe present price i., variable because of selling b) plOI 0""0" and othor
agent, and al,o according to plot si,-O'and location under the project.



Table 5.6:Cost of Construction Materials over the year

Materilll, and Unit ,W, m. 2003 % in
laoor inc~I"~

Brick Per 1000 '"00 '"00 2S00 lOAM
Cement per~ 'w no '" 2200
Sand Per 100 eft """ "" '00 1768
Paim eo, Ion 16200 17000 1724D 20S
'roo Per ton 'W "" '00 0.24
Timber Pcr eft noo ''''' i700 0".,
Ma,on Por man '" ';0 n" au,
Bel er Pef man " "' '00 27,25
C, ffi'" Po<man '" ,., 150 10,79
Average % in increase 1237
SonTCe:F,eld survey, 2003

At present the excessive pnce of building materials is anotber major problem for the

house construction. Since most of the plots are owned by middle income or higher

mIddle income people, so at a tune the total construction ISqUIteimpossible for the

plot owners On the other hand to get tbe housmg loan from different sources is very

much complicated. And if the rent is not expected so the plot owners are bemg

discolJraged for further construction. Some times some of the construction is being

dclayed for the shortage of fund. So this other problem for the further plot

development.

5~ Utility Sen'ice and Facilities

Utility services and facilities are an important factor for housing development.

Inadequatc scrvices and facilities hamper the Jivingenvironment of the dwellers. As

a result, people become less interested to live, which creates low house rent.

Lo.ck of proper drainage faciliti!!fi

Due to rapid urbanization and increasing hwnan settlemcnts, most of the natural

drainage is occupied by hwnan habitation and for that urban area faced different

types of problem like water stagnation, unexpected flood etc.

In the study areas, the drains are not only insufficient, but also improperly laid with

faulty gradients, resulting in getting checked with filthy water and refusc.

Encroachment on the drainage path, inadequate drain sections, absence of OLltletS,



indefinite dramage outlets, lack of proper maintenance of the eXIsting dramat.,'e

systcm and disposal of solid wastes into drains or drainage paths contrihute to the

backlog of drainagc and water logging problems, The scasonal tidal effect and Oat

topography of land also cause drainage and water log6ring problems in the study area.

About 68 25% percent of the households have no drainage facilities in and around

their premises and 3 I ,75% of the households have some sort of drainage lhcilities.

(Field survey 2003)

Absence of proper solid waste management system
Solid waste is the major pollutant for both the air and water Due to lack of proper

knowledge, most of the dwellers dispose their domestic waste into the near hy drain

or ncar by ditch. As a result, this waste impacts on the physical environment and-pollutes the water. People use this water for many purposes, which create some

diseases like as dysentery, diarrhea, cholera etc, Some of the dweJlers diSpose their

waste inside the house in a hole, which is responsible for air pollution. KCC provide

some dustbin in the study areas but those are very poor in condition and more distant

from home.

l/nsaJisfactof)' water supply provided by tIle KCC

Unsatisfactory water supply is another problem of the dwellers. Considering the

population of the study area it is evident that the supply of potable water is grossly

inadequate. As a result, people "''ait for a long timc to gct water. Thc strugglc to gct

some water led to heated arb'llIllents and often to quarrels. During the summer

season, most of the hand pumps go dry. Another aspect of the \-vater prohlem from

the hand pumps is that it is likely to be contaminated because of being shallow

pumps and therefore, unfiltered. Its use for drinking purpose is therefore, not safc.

The availability of water to the study area is highly inadequate both in terms of

quality and quantity. Hence most of the households use pond water for drinking and

cooking purposc and creatc some diseases,



Absence of rec!Y!aJiO/Ulffucilitw,'

The oc-cupational life of the majority is such that they find very little time for

recreation, There IS no time available for leisure in the daily routIne of their life.

YOlUlg children suffered from lack of recreatIOn, In the study arca there is the

provision of parks and playgrounds but are not yet constructed. As a result people

deprived from mental refreshment

5.'-Di!;t:lnce from different services and facilities

Distance of different services from residential area of KDA may be identified as a

constraint for lower development Because people want to live a place from where

they can be facilitated to go to their working places, markets, educational institutes,

medical services, etc. in a word, people want to live in a suitable place and also want

to maintain the proper communication, The follo\\'ing Table shows the distances of

different services from the residential areas,

Table 5.7: Distance from different location ofIIousing Projects of KDA

IName ofIIouSlng P'ojer" I ~r ''''''!!late Distao"," from Im ortanllnotitut;on, inKm.
City N= Khulna Khulna KIJET English

7;;; Ma,lel V.rs;ty Medical Medium
C"lle '. Schoo;

SonadaJl[(a RIA ," hase) '.0 '.0 ;0 " " 0.0
Sonada <VA " haI>C " U " " " 0.2
SonadaIJ LoW--cosllIous;n " 1.5 n '" 6.' "NiralaRiA 3.0 n " ;0 "' ;.,
I¥!'jgunni R/ A '" " 5.0 " " "Daulat or Hou,ing Estate '" 0.' 11.0 ,,5 " 0"
Shiroman; lndmtri.1 Hou,in 13.0 lJ.S '" '" '" 11.0
\ftr,..-n.n~ Low_income Housin ' '" 10.' '" 9.5 '" 10,0
Source' field Survey, 2003

5.1 Social Aspects

It IS also very important issue for the land vacancy Terrorism in Khulna City is

increasmg day by day. There are many musclemen grew and they hamper a nonnal

life of civil society. 11is also a mental pressure for the ctvil people. For this reason,

lando'MleTSare not interested to make any kind of conflict with these musclemen. So

they were not interested to do any kind of construction on their land. In Sonadanga

yd ;,bs~ ~t'd ~,'j5'.mnj,;,,;,,~plehave to pay some money to local musclemen at the



building construction, For this social hindrancc, land owncrs arc not inclined to build

their house, This is one of the reasons for plot developmcnt.

51 Other Aspeets

Except these above reasons there also have some other types of problem remaining

the land vacant in the study area. These problems were spe>:ial case but also

responsible for land vaeant

Some lands also faee various types of problems In Daulatpur and Sonadanga low

cost housing, some encmy properties have been found and there living illegal people

in illegal way, No onc to protect them and no one cviets thcse illegal people from

these lands. So these properties remain vacant or unused.

There also found one court case problems. These cases are hangmg for lasts 10 or 12

years long and not }et given any result from the court, So the ovmer can not use tins

land and remain vacant.

From these above diSCUSSIOnit could be easily understand that not a particular reason

IS responsible for land vacant. There are various types of causes are integrated to

responsible for the land vacant All these causes of the land vacancy can be

integrated into a flow diagram that shovm in below.
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Figure 5.7: Factors influencing the Low Development of Plots in KDA Housing Projects
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etl. \.l' fER 6: LOSSES fOR :KEEl'ING PLOTS VACANT

6.1 Introduction

When a housing project docs not develop in time, it creates different types of loses

against the investment. Most of the KDA housing projects developed on the

agricultural land, To implement a housing project, it took a long time from the

acquiSition of land, winch made the lose of agricultural products, The infrastructures

like as road, drainage, electricity, telephone line, etc. are damaging due to lay down

for a long period in the housing projects. The vacant plots lIIe unproductive for the

concerned authority to earn revenue income. In this study the losses are categonzed

into two types: Economic and Social.

ECOfW"dc losses: It mclude,l" the fiJl/(lwinr; points:

• Losses of holding lax

• Decrease the land value

• Losses orthe return of ser"iccs.

• los; of commercial aClivitles

Social Losses: 1t includes the jo!lowingpoints:

• Slum formation and squatter settlement

• EnVironmental pollution

• Increase social crime

6.2 Lo5ses of Holding Tax

Vacant plots are a great opportunity for the private landowners to avoid municipal

service tax. The lose for Khulna City Corporation IS huge in tenns of money every

year. Private owner is also not interested to give services tax to the authority, From

the field survey it has been found that about 71% land owner do not give any

municipal tax and only 29% land o"''IIer pay land taxes regularly to the KCC



'Figure 6.1: Landowner Paying Land T::r~in thc Stulif Area

i 1

Dra,payor

~ra, dafaal!er

Soatcc. Field 'arvcy, 2002

Only land development ta~ is imposed on land. It is collected by district settlement

office, Khulna. The rate of this tax is imposed on both in the municipal area and

detennined by the rules of Land Development (LD) Tax Ordinance, 1976. The rules

for land ta~es is described below:

]. All land used for mdustrIal, commercial or residential purposes in the city area

are denoted a.~non-agricultural land and then it is categorized as taxable or non-

taxable.

2. If any land in the city! municipal area kept left unplanted IS also considered as

non-agricultural land and LD Ta~ is imposed on this land.

3, II' any land is used for industrial! COmmerclal land out side the city, is also

cousidered as uon- agricultural land, which is also collSidered as taxable land.

4, If any land is acquired for industrial, commercial or residential use or if any arca

is declared as industrial! commercial or residential area, all land of this area will

be considered as nou-agricultural land. LD Tax will be imposed on this land too,

whenever if this land is non-used for some temporary time period.

So, vacant plots in the KDA housing projects considered as non-agricultuniliand and

LD tax is imposed according to its location, In the study area, vacant land fulls into

commercial area and its LD Tax imposed as commercial rate.

r



The rate ofLD Tax for different used land in Khulna City area given below-

• Tax rate for residential use is 60 taka per decimal or 436 sq ft per year.

Most of the vacant Jand located in commercial wne and its LD Tax imposed as

commercial rate. No LD Tax is collected from this land, So, huge amount of money

become uncollected and it is a great loss for the government.

There are a total of712 developed plots with pennanent structure in the study areas.

If the average plot size considers as 3.5 !wlha, then the area is counted as 2429 katha,

i,e. 4111.8 deCimal. Hence it earns Taka 246708 per year. On the other hand, the

eight KDA housing projects consists oftolal 264 acre of land, Le. 26141.4 decimal,

which may earn annually Taka 1568484, So, the annual losses arc Taka 1321776

from only land development tax.

6.3 U1wer Land Value

Land is an asset. Proper usc of land can bnng a good result and could be a source of

income. Unless, unused land can not be an asset. In KDA residential areas, most

expensive land value has been seen than the residential plots of other parts ofKhulna

City Vacant land extremely affects the land value, Unused land responsible to

decreases the land value, It also effects 10other adjacent area.

6.4 U1w Tncome Source

rhe KDA housing prOjects arc the planned residential areas in Khulna city and it is

one of the major income source of the landowner in KDA housing projects because

the house rent is very high in Sonadanga, Nirala and Mujgunni residential areas.

Land is a major component for income sonrces, Proper use or land could be a great

source of income. Vacant plots can not give that opportunity to the owner and also

effect to the city market. Here every parcel of the land IS valuable. Housing rent in

already developed residential areas for residents is very high Rent structure of all

those residential areas is given Chapter Seven. So it ean be easily understand that for

these vacant plots in the study area owner arc loosing huge amount of money and

With it Khuma City also effected very much.



6.5 Slum Formation

Abandoned land could be a great opportunities for slum gro\Vlh. In some of

residential areas, slwns are formulated in the study area. Slum has been found on all

of residential area~. In vacant plots of Sona'.!~.':'.;"~.(ZOO pha~~:,ML!jg-'.'!'~::\':'.dNj~I~,

pIOIS,small amounl of ~Iwn~is developed but IIIthose areas, land value of residential

plots is the highest in KCC area. Among all of the plots of Sonadanga low cost

housing, one plol is developed and except one plOl,slums are developed on all other

plots. It is also a common picture on Daulalpur and Shiromoni re~identiaI areas

because only few plots are developed and in ma>;imumvacant plots, slums are

developed, From those lands, limited number of revenue is very lower bultheir land

value is very higher. Slum grew as an illegal way and WIthout concern of the

landowner bul some slum grew by the permission of the concern owner.

6.6 Environmental Pol1uti()11

Q Vacant plots could be the sources 10 pollute the environment. Unused land

encourages grovvingweed and other bushes that is a safe position for growing

and living mosquito This inse<:1annoyed its nearesllocality and people living

thereby.

Q Many vacant plots are used as a dumpmg place by the residences, People in the

study area dwnp their waste on vacant land. This waste creates bad smelling,

odors etc that help 10pollule environment.

[J Water logging is also a common character on the vacant land due to lack of

maintenance of the land It can be seen more frequent dunng rainy season, This

logged water produce huge amount of mosquito and other genus that effe<:tto the

local penple.

6.7lnerease Social Crime

There are many slums grew on the land, where Jiving low-income people. There

have chances to occur many social crimes from this place Slum area is a safe guard

10do drug business. Various types of dIUglike Phensydyl, ganjas etc are found there.

Slum area on the milway land is the sources of various types of drugs. People sold

-



drug easily from tins place and they are out of danger from the security forces,

Though it is oot a major consequence but it creates great difficulties for the local

people, so it cao not be neglected.

From the above discussion about effcct.~ of urban vacant plots, it can be stated that its

consequences are diversified If all these effects may mter linked, a vicIOUScycle can

be found. A cycle of elTects of vacant plots on urban area is shown to the next page
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CHAPTER 7: RECOMMENDATION AND CONCLUSION

7.1 Introduction

The foregoing discussion of the state of the housmg projects undertaken by the

KDA, problems of housmg development as well as present problems and constraints

of housing development permits this study to make ,orne recommendations.

Recommendations are made in different categorize like as Specifk and general

recommendations.

7.2 Spe<'ificRecommendations

7.2.1 Restoration of the industries of Khnlna Region

If the layolTindustries can be reVIved,it will give economic solvency to the people

of the urban area. Then the plot owners will find options to construct new houses

IUmedat considerable house rent.

7.2.2 Allocation olloans on deposit based by HRFC

The enhancement of house loans should be made easier with a view to motivating

people for the save purpose.

7.2.3 Provision of cost erfe<'tiveTransportation Facilities

If transportation is made cheaper and easier people can construct plots in the

periphery of the city like Shiromoni, Mirerdanga and Daulatpur resldentml areas and

maintain regular uninterrupted communication with the job silCs.

7.2.4 De<'entra!ization of Community Facilities

It is evident that Decentralization of community facilities will encourage a good

developmeut of house building in the remote areas of the city. By applymg this

measure, Shiromoni, Daulatpur and Mirerdanga residential areas should be

developed. Besides this, It paves the way for city expansion with an effective rythem.

p



7.2.5 Intervention of Private Real Estate and Land Developers Companies

The mtervention of these types of companies may help the plot ovvners by

constructing apartments building and pro"iding house loans fOTplot development.

7.3 General Recommendations

Considering the housing condition in Khulna as mentioned before the following

conclusion may be made:

1) Despite a slow growth of population, at least 225,000 housing units will be

required by the year 2020.

2) If KDA and other government agencies carryout their on going the future

housing programs, at best these can mcet less than 4 percent of the total

housing units will be constructed by the pnvale individual, if future planning

intervention is not made to achieve the goal,

Under the circumstances KDA, pursued the following policics to bridge the gap

betwecn the housing needs and planned production of housing units. The following

policies are prepared in the light of National housing policy and Iifth the housing

program during the five year plan of Bangladesh.

Policy-Ol: The development authorities will play the role of faCilitatorsof housing

development apart from their existing role. This policy IS the reflectIon of the

proposed National Housing Policy, 1993, The approach wa~ promoted by the

UNCHS in It HABITAT conl"erenc;:,1996.

Implementation

KDA and HSD wi1Jnegotiate with the private developer and assist them In site

selection and execution of the planned housing projects.

Control

Strict development control measure shoLildbe exercised by KDA in site selection to

ensure the proposed land use of Structure plan, Private developer must get the

approval of the design of their project from the planning and control authority.
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ImplementinJ;: Agencr

• Khulna Development Authority

• Housing and Settlements Directorate

• Private Real Estate Developers

Policy-02: providing assistance to the government agencies in the development of

hOllSing schemes. KDA will provide assistance in the Identification and dc"dopment

of sites for the government housing schemes.

JlIlltification

Any government agency authorized to undertake housing ~hemes either for its

employees or for the Citizen should seck assistance of KDA, and KDA also should

extend its assistance in the Identification of sites, planning, and development ufthe

area for housing rhis will promote more planned development and inler agency

coordination and development.

Implementation

Y.DA will discuss with the other public agencies and encnLlrage to undertake housing

schemes as per thc proposals of the structure plan.

Control

KDA must be very strict with regard the proposed land use by the development

agencies. So that planned development can be ensured.

Implementing agency

• Khulna development authority

• Other developing agencIes in public sector

Policy-03: Providing assMance to undertake housing schemes under private sector

KDA \'.111provide assistance in the idcntificatioo and development of sites for the

private sector (fonnaJ) housing development schemes.



Justification

Since the public sector development agencies can meet only a fraction of the housing

needs, the private sector will obvioosl} come forward to bridge the gap. In this

situation the authority will encourage the private sector and will ensure that all sort

of assistanee- legal, technical, planning and Ifpossib1e financial, be given to them.

Implementation

This is necessary to increase the planned development In the city. The authonty may

monitor the development In facl, in this instance, the aothority will act as an enabler

to the private sector.

Control

KDA will ensure that the proposed land use following the structure plan.

I!l!plementing llgenq'

• Khulna development authority
• Private developer

Policy --04: Making provision for the low-income people. As public development

authorities, KDA and HSD have to think about the housing facilities for the poor of

the city. Low income housing can be provided to the low-income peoplc.

Justification

Since the private sector housing development will be opeHlted for profit, the 101'/-

income poor households will hardly get access to these schemes. Thus, to reduee

unplanned slum type development, usually done by the poor households, the

development authonty may undertake projects for 10wOincome groups.

Implementation

LOI'/~ineome housing can be promoted on the basis of no loss not profit basis, or at

best on the basis of marginal profits. Low-income housmg sehemes should be

designed in such a way that no one other than the targetoo people can get it.



Implementing agency

• Khulna development authority

• Housing and ,ettlement directorate

Policy -os: Providing ne<;e,sary infrastructure to facilitate housing development.

Necessary infrastructures have to be provided to guide the planned housing

de"e1opment of the city,

.Justification
Infrastructure, such as road network, water supply and power guide the development

of a city. These infrastructures, if planned properly, will shift idle land into the land

market. Particularly, the areas, which are already within the city limit hut not yet

developed as urban landscape, can be developed through such JXllicy.

Implementation

Here infrastructure will guide development ['he Investment for infrastructure can be

realized by imposing betterment tax.

Implementing agency

• Khulna Development Authority

• Khulna city c{)rporation

• Local Government Engineering Department

Policy-06: Planning interventions in the spontaneously development areas, Initiative

must he taken for the improvement of residential areas development without

planning intervention

Justification

Most of the housing areas in cities of Bangladesh were developed spontaneously

without any planning intervention. Similar experiences arc available in Khulna,

where substantial areas of the city have b'fOWJl Without plan (meeting road network,

drainage, other services, etc.).Such areas over time tum mto a slum where services

are highly inadequate.



Implement::dion

Planning; authority must have some necessary intervention in these areas to provide

basic serviceS, necessary road network for circulation,

Implementing agency

• Khulna Development Authority

• Khulna city corporation

• weal Government Engineering Department

Policy-07: Upgrading slums and squatter settlements. A large proportion of

population lives in the slum areas of two cities Initiatives must be taken to upgrade

their quality of housing.

Justification

This IS an on going program, undertaken by KCC with financial assistance from

UNICEF. But such upgrading actiVities are limited to a few slums and squatter

settlements. The slums and squatters out side thc program should also get bcncfits of

such up b'fadalion. Where upgradmg ISnot possible, relocation may be considered,

Implementation

KDA, KCC and other local bodies should come forward to take initiative to improve

the condllion orthe slums and squatter settlemerrts,

Implementing agency

• Khulna Development Authority•
• Khulua cit} corporation

• wcal Government Engineering Department

• Donor agencies,

Policy-OS: Continuous monitoring of housing market. The development authority

should monitor the principal aspect of housmg market in Khulna. For this, it can

maintain a database and can undertake sludies from time to time,



Justification

The Justification of the policy lies in the fact that housing constitutes a large part of

the city. Secondly, KDA can undertake housing project when it feels necessary and

can change its policy direction when required. Finally, it is most important, that

people in the city get appropriate policy and planning direction from KDA.

Implementation

KDA and Land Registry olliee have maintalOed etlicient database management

system (c g GIS system) and can undertake studies from time to time. The principal

components of housing market and housmg demand, needs process of land

conversion for housing and housing finance.

Implementing age!!cy

• Khulna Development Authority

• Land Registration office

Policy..o9: Facilitation of finance and investment in the housing sector. Housing

finance facilities both from the public and private sector havc to be provided to the

people intending to build hOlL~es.

Justifi('ation

Housing linanee has been emerged as one of the major problems in the promotion of

housing, particularly in promoting planned development of housing. Housing finance

facilities will accelerate the development process ofKhulna city.

Implementation

This seems to be shared responsibility of both public and private agencics. The

development authority can influenec the financing authorities in providing credits.

Government, on the other hand, through its policy can facilitate finance in housing.

!mplcmcnting llgenC)'

• House building financc corporation(HBFC)

• Private housing Joan companies (e.g: Delta BRAe house loan company)



PoliC)' -10: Promotion of participatory development process in the housing sector.

Justification

It Irns been indicated earlier that lack of participation of the people in the process of

development such as in housing is responsible for not being a total success of the

effort. Increasingly It t5 being empIrnslzed to involve people for whom the

development of housmg is sought. But the process is not yet expenmented by the

public authorities in Bangladesh,

Implementation

Legal constraints are perhaps there as to how the partnership will be built. We Irnve

discussed in detailed the process of participation and building partnership in the

working papcr-2.

!~lliementinj!; agency

• KhuIna Development Authority

• The private sector

Policy -II: Appropriate technologies should bc innovated to develop and promote

housing partIcularly for the low~income people

Matching with the existing situation (Pattern and requirements, etc.) new type of

low-income housing type should be innovated.

Jnstification

This type: of housing unit will best suit the poor people Many low-income housing

deliveries in the past in Bangladesh tailed to reach the target group due to htgher

standard.

,lm;l!ementing agencies

• Housing and building research institute (HBRI)

• Private sector

• Non Government organizations

,



Among the above II poltcies adopted by the KDA no one is related to the housing

tinance, which is the most Important cause for slow development of plots in housing

areas. Till date some plots arc vacant even in the Sonadanga and Nirala residential

area and this is largely because of finandal lacking The KDA is plarming for

increasing its actiVIties in housing sector, it is acquiring new areas and providing

sites and services but in the side of house owners there are a number of problems

relating to financial, 10ca1lonaland social problems, However, in the light of the

above the following recommendations arc made by this study in the following,

7.4 Other Specific Reremmendations

The following policy measures could be undertaken to facilitate the growth of

different types of residential buildings in the housing areas of KDA.

• Necessary infrastructure for houd!!g d!'yelllpElent

lnfiastrul,,1;ures,such as road, water, electnc supply, and other community services

indicate the development of any kind of area partIcularly the planned residential area.

Planned mfrastructure will generate idle land into the land market. Especially in the

fringe area, winch are not de~eloped. This is particularly important for Mujgunni,

DauJatpur and Sonadanga phase )11for plot development

• Improvement of unplanl!ed residenti,,-! arel!.

The houses, which arc developed spontaneously in a haphazard and unplanned way,

have posses a low rent structure, In the KDA planned area even some plots are

developed WIthno planning eonsideratlOn. Such areas often turn into slums where

servIces are highly inadequate as Sonadanga low-income housing. The concerned

authonty must undertake nceessary action to provide more basic services and

necessary road network and other development actJ.vitIes.

• Sites and Services Schemes

To reduce unplarmed type of development, the concerned development authonty

may undertake site and services projects for the middle-income groups' people. Sueh

low and middle-income housing group can be promoted on the basis of marginal



profit. tow.inccme housing schem~ should be designed in such a way t.h.atnOlle but

[he wget group can b":t it.

• l!pgradingS\(;m Settlements

'Slum settlement is mainly developed and occupied by the low-income group saving

poor services and facilities and !here don't have basiC ufban service;, which ind'ca!c

lower constn.:ction qUillity ;;[~Ci.i5C5.T!1:::~ale ~l::ms nearer 10 the SRA which play

an impact role on the sunuunding entity of the residential area ~nd pollute them. So

the concerned development authority ,hould provide hasic urban services for their

environmentaloondijiu".

• ,f,mlIlce ;mli I!!y~>.i;lltnlfor tlle H:mslng Sector

Housmg finance is one of the major probkms tor the prom,lticn of housing,

particularly promoting the planned residential area, This seems to be a shared

rcsponsibility of both the public anJ private agenci(;s. The developillcr.t aUll1,llityca;1

influence the authorities to proVide credit. On the other hand government can

lacilltate housing finance through !hISpolicy.

Duc to rise the fund or capital, HBFC may ondertakc thc program of savings and

pension scheme like as a Bank By this scheme, it may acclJmulate fund and provide

more Joan facilities for the policy holders,

• Provide Serviced Land for D,ffn-"iii l11ctiiliiO G.OGp,

Lack of serviced land is amrlher important problem for the development of housing

sectors. There are a few amoonts of people who have the abiin) 10 ouiid houses wltn

rheir own resources. The concerned authority both public and pnvme agcnc;es can

proVide serviccd land for housing sectors.

• ~m;e:Hiy:;:si'::r ~ilc ?',ri\'ate Sector Housing Oevelopmenl

J1 is not possihle for the development of housing sectors only by the government.

The government should take appropriate strategy such as reduce tax on iand,

mcreasmg loan facilities and ensure legal, technical and planning assistanc'C w



n

cncourag:c the private sectors to proved servIced land. This is necessary to increase

the planned residential housing units of the city.

7.5 Conclusion

From the findings and discussion of tins study, it found that the main reasons of siow

grOMn oi-imilding constructIOn in the housing projects are due to the poor economic

condllion of the City dwellers in general, financial problem in partJ.CUIUI,lack of

adequate basic urban services, and partly due 10 poor supervisIOn and control oflhe

responsible orgarnzatlon. Like Dhaka and Clnttagong where housing condition is

explained by its critical shortages, in Khulna, the poor quality of housing apparently

seems to he more serious than the number of units needed. A large segment of

Khulna urban population belongs to low income groups. About the characteristics of

semi-permanent structures of the study area are deprived of basic urban services,

Increasing housing rent affects the low and middle-ine-ome groups for growing

demand of houses. So from the findmgs and analysis it can be understood that if the

KDA develops and adopts new policies wilh loaning facilities for housing and

provide appropriate services and facilities, the housing needs of the urbanites can be

minimi7.ed as well as residential houses could be maintained within affordable limit

and abo with adequate benefits.

Growth of Khulna City is mostly a linear pattern of settlement. Again, settlement is

related to housing pattern, infrastructure facilities, population and its density and also

related with the housing pattern and economic conditIon of the general people, AS an

indus!nal, commercial, port city and as a divisional headquarters there should be

various types of office and institution in Khulna. Mib'flltion of people might be

encouraged in Khulna City from other parts of the country that will have two

potential roles as minimizing migration pressure of Dhaka City and mflueneing

growth ofKhulna City,
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Appendix - A

Plate 4: EIi.ting Condition ofNirala Re'iidenrial Area

Pial ••5: Emling Condition of Mujgunni Residential Area

Plate 6: ED.ling Condition ofDllUlatpur HOI1!!»gE.!!!-!\"



Appendix-A

Plal~ 7: Exisring Condition ofShiromoni Induslrial Housing

Plale 8:EIisting Condition ofMirerdanga 1,ow-inCilm~Housing



Appendix - B

Field Survey Format to Identify the f.:xistin~Condition of the Plots into the Different
Sites and Services Schemes ofKhulna Development Authority

Nam~ of til. Residontial Area: __
Road#._

~

l[~istin Condition of the Plots
No. Constructed ,torie< Undor Cnnstruction Itori •• V.CUI, , , , ; , , , , , ; ,

,
I

I

I

i

I



Appendix - 8

I<'ieldSurvey Format to Identify the }i:listing IJse of the Buildings into the Different Sites
and Services SchemC8of Khulna Development Authority

Plot No. ROld No. Use I Uses of the Bulldln
Resldentil1 Govt. Office NGOOffice ComrneJ'lli~1 Mixed

t .

, ,

t

t

,



Appendix- 8

QuestioRlliire for "KDA HOIIsillll Projects: An investigition into tbe problems Ind coRrtrairrts of development "
Depa1ment of Urban and Regional Planrring

Bangjodesll University of Engineering and Technoi(lgY (SUET), Dnaka

Date:." " ,
f. ldellUflcltlOR of the plot :

• Nane oftl1e Resl(\emiai Area , , ,..,' .
• Road#.. Plot# ...

2. Identifi~n of the plot 0WI1er.
• is tne respondent owner of ItIe plot?
• ~ yes, N(fRe 01the owner,
• Age: " Yea-s
• Occupotion and Income:

• If no, who is the respondent?

,. No .... , .....

• Tenant of this buuding
• Member of the owners fMlily
• Relative offfle plotownef
• Other(specffy). " ... " .. " ... " ...

• lithe plot owner is not present. then the ebollE mentioned infomlation may be provided by a memrer 01his famiiy
or the tenant or a dose reJatlllEofllle owner,

3. !nfonn;d:ion about the plot:
• YearofANocation , , .
• Ye<¥'ofdeed' ..
• Ate there any bUllding(s)arouoo )'Ourplot? yes .... ,.... No..
• PIoI ownersh' aIIem:

Allocated b KDNHSD
Pun:hased from other
Inherited

I Grll
• Have ally of your family membern got plo~s) in thiS residential area? yes" ..... No.

If yes, how many plot(s)

• Have you or any of yOlJ"family memrers got plot(s) in ollleuesidential area? Yes"... . No
If yes, Where.. , , , "How many plo~sJ

• Have you any residential buildmg In Khulna City?
If Yes, Where, .." ..... ,..

Yes " No .
No ofBuilding(s).

• Do you want to sale this plot?
ifYes, Why?

Yes.. .. ."",1'10

4. InlonnMR about tlte building:
• Existing Cornlrnooolthe Buijd;~~

• Complete Conslruction:, .
• UnderConslruction: .

",stoned••



Appendix- B

ff tile b\IildingconstrucOOnis co~eted, then
• Time taken lor constroctioo' starting year...... , EndmgYear., ,... ,'

Ifthe b~ildmQis now under construction,whythe delay:

5. SoIIn:e of finaACefor bllilding constl'uclion:
• HBFCLoan
• Government Bank Loan;[Name: .. " ,.. ,... " .. ,... ,..Rate of interest ".%J
o Comme«:ialBank loan: [Name'_ " .. " ,.. ".. ,Rate of irrtEresl " ,,%j
o f'rivaleBankLoal1:[Nane: "" .....Rateofinterest, " ..%J
o PerwnalSavin~,
o 0Ifle.-s (specify) ...

~. LQcMionof Residents and the Remth
Floors Specificlllion Flat

Sin Ie
Ground Floor
1~F100r
2MFloor
3'" Floor
4'hFloor
5" Floor

T of Retldents
--"Tenant Owner

House Rent
{TIlJmonth

.., ,~istrlet

Does the plotowner reside on thls plot? yes ,' No __,If not Where?
o Inanolller planned residential area of Kh~lnaCity
• Inother part of Kh~lnaCityOul01planned residential area
o Otller~ityof B.ngladash (speclfy)
o Abroad (specify).. _
• Village 01

7. If the lot (IWIlerlive v.1thlnKhulna Ci ,what is the e of hoMe he/she lives at remit?
Oi/l1ed~;;>'l":;;;;" ',RentlliL'-','4 ;'Q)1't.'COkin:;;;;;;;:[ TS~' un!

• OtI1er(speo;i(yl, .

8. Pa for different utln ,erviCl!I:
Typeofser.nce
Electril:.
W"",
le~ll.!!9ne

Th./Month

o Other maintenance cost paid for lhis building , TkJyear

II. Presl!l1tCondition of Adminiltrativf and Social Securi of thi, ~rea7
Good NoIBad Bad

o IfBad,What type of problems II'e you facingIIere?

/•-



Appendix- 8

Flctors tII~ have contributed ~ent rate ~rowt!I of buildin conllructlon
Mrni~istrati"e BUleatlCTaliC oblem to el eonission lor bull~m Ian

OtlTers(specify)

Rnanc>al Lack of HBFC klan f.cilily in Khulna
Co " of Bank loa~ & nlS stem
Hoosellokl i=me is not sufficient
Pnce 0' bujldin materials Is nOlleilSOJl8ble ,
Ol!lers (specify)

Social Co~StrLICtiOnsare to take loce in thiSresidential area
PressureOflocal musc!emandun oonstruclion
Civic facilities like school, college, oommunily cerrter, hospital,clinic,

I
markel etc .re not (Waila~iS residential area or nearb area
U~l sel"\l100Sare 001suitEbi av.nable here
Distanlli"om tow~ center
I Otllers {Sjlecify)
I

em"," Investment is high bul prolil is low bocause of comparatively lower

Ihouse rent in Khulna
land ~ulalion ismore rofitable than bu~din constr<lCtJon.
Otllers (specify)

10. Wh~ are the faelDrs tIIat have contributed to prestnt rate 01 growth of buiklng conslruclion in the plilllned
residenti~1 areas of Khulna1

11. PiuseCommenl:

Thank yOlJfor your cooperation
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