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ABSTRACT

This thesis investigates the problems and constraints of development of KDA Housmg
Projects in Khulna, Khulna is a small city compared to Dhaka and Chittagong. Its
population and housing requirement 15 also small. Khulna Devclopment Authonty
(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 development (1.€
house construction), while progress of the other 6 schemes are very poor, although
som¢ of these schemes were started 1n 1967, before the emergence of Bangladesh,
There were no investigation as to why plots in these schemes were left undeveloped,
when there are severe shortages of well-serviced land for housing and also the number
of quality housing. From the survey, it was evident that plot-owners were living 1n poor
quality honsing and in poor environmental condition while there was very Litile effori

on their part to build houses on the KDDA plots they owned.

Most plols were lIying vacant for 10-15 years since the implementation of the sites and
services schemes by KDA. The resuitant eflfects is that the plot-uwners are occnpying a
certamn portion of the honsing stock which could be made available to other home
seekers if the former were living in thewr own plots. It is assnmed that their occnpation
also increase house rent in the existing housing areas On the other hand, vacant plots
have given way to squatter scttfements, frequent occurrerce of cnime, environmentai
pollution, eic. Basically, plot vacancy has left a trail of problecms, which would not have
occurted if the plots were developed and occupied by their owners This research
inlends to investigatc the problems faced by the plot-owners and the constraints

dcbarring them trom developing their plots.
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CHAPTER 1: INTRODUCTION £

1.1 Intfroduction to the Prablem

Bangladesh, The population of Khulna has been gradually increasing from 0.62
miilien in 1991, 0.7% million in 1998 and then to 0.86 miilion in 2000 (KDA, 2001).
In such a sitwation, Khulna Develepment Authority (KDA) and Housing and
Scttlement Dircetorate {HSD) undertook some sites and services schemces to mitigate
the housing problems of Khulna City. These projects are; Sonadanga Residential
Arca, Sonadanpa Low Cost Housing, Nirela Residential Arca, Mujgunni Residentiai
Arca, Daufatpur Residential Arca and Shiromoni Industrial Housing, (KDA, 20013,

Considenng the demand for land for housing, KDA has provided about 316! plois in
cight ptanncd residential areas (e.p. Sonadanga, Nirala, Mujgunni, Daulatpur,
Shiromomi} in Khulna during 1967 {0 2000, But i1l today, apar from a few houses,
nong of the above mentioned residential projects have been developed to their full
capacity. In the Sonadanga Residenuial Area (1% phase), houses were conslructed on
185 plots only out ol a toial ol 205 plots, The Nirala Residential Aren hes only 225
plots developed out of a total of 544 plots. However, it took about 18 years to
achicve this mark. Daulatpur and Shiromom Residential Areas shows the worst
perfonnance, the former shows construction of only [2 houscs among 8! plols
{(taking about 12 years tune} and Shiromoni Residential Area only & plots have house
construction {among 234 plots). The rate or pace of constructton of houses is thus

extremely poor.

Even afier the completion of development phasc of the Residential Arcas involving
huge amount of resources, time and expertisc, residents are not conslructing houses
on lhese plots. Whereas these residents are living in houses elsewhere The houscs
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. This would have
reduced pressure on the already acute housing needs and demands This thesis, aims
al investigaling why plot owners 1 the above mentioned residential areas are not

developing their plots and residing in the planned residential argas. This study also



aims to investigate what problems/constraints with regard to the plol owners with

regard to developing houses in these residential areas are facing,

1.2 Objectives of the Study
Specific objectives that the study aims to invesligale are as follows,
* To inveshgale the extsting condition of the eight residential areas.
e Vo review the existing (nstilutional framework for executing the housing
schemes of KDA.
* To invesiigaie the reasons behind the delay in housing construction and/or
ot developmeint
* Toanalyze the loss / profit in rent annually of the projects of the study areas.

* To suggest possible measures to rectify (his delay.

1.3 Background of the Problem and an Overview of Housing Development in
Khulna

In Khulna City, poor qualily heusing Is apparently a more senous problem than
housing shortage The problem lies in the fact that land supply in the city is nof
smooth for housing and urban development. Secondly, the slow growth of housing in
Khuina is reflected in its cost of living mndex of the cilizen in general and highly

skewed distribution of income against a large number of poor people in the city.

Since 1960, Khulna Development Authority (KDA) and Hfousing and Settlement
Dhrectorate (HSD) together supplied only about 6000 serviced plots, which is
imsufficient. compared to (he actual demand of° 8300 units annually, (KA, 1998),
The privale sector, theretore, remains the major supplier of urban land 1 Kholna
supplying about 90% of houses per year, Again the supply of private sector land is
determined by the availability of utility services, which is provided by Khulna City
Corporation (KCC). Most of the residential areas in Khulna City were developed in a
spontaneous manner. Access of the poor to serviced wrban land 1s extremely limited
in the city. Though KDA and HSD undertook several projecis for the middle and

low-income people, the price charged on land was not within their alFordabie limits.



Lend value in urban areas vanes substanhally, The main considerations for surh
vanation are the Jocation, land clevation and avallability of services In Khulna City,
serviced land localed high-class planned residential areas is sold from Tk 2.50 to Tk
3.50 lakh per katha (720 sq.0.). Private land adjacent to planned arcas is sold from
Tk.1.00 lakh to Tk. 1.50 lakh pcr kerha, while land within a 3 kilometers of radius
from the city center has been found to be sold at around Tk. 1.30 lakh per katfua,

Physical quality of housing 1n Khulna is not at all satisfactory [n 1991, 1f 15 found
that an overwhelining majority of housing structures (1,06,739} were temporary 1n
nature (BBS, 1991) In terms of buillding matenals {uscd for roofs), only about 22 %
of dwelling units were made of concreie and bricks. At the national level, only 23%
of ail housing unts in urban areas are permaneni, another 23% arc semi-permancnt

and the remaiming 54%% are lemporary construction.

There are different types of housing delivery sub-systems in Khuhou such as private,
public, development authortties’ sites and services schemes and slum and squatier
sub-system of housing delivery Khulng Development Authonty (KDA) supplies
plots among the city dwellers of vanous inceme groups under these sites and
services schemes. Low-income people have little or no access at all to such land.
Planned residential areas such as Sonadanga, Mujgunii. Nirala. stc were developed
under this sub-syslem, Aboul 4% of the lolal housing 1s supplied by (this sub-system
m Khulna City, {(T'abie 2.4).

KDA is the only public sector authority i Khulna for housing development;
currently it is going ahead with low-incomc sites and services schemes at
Mirerdanga. It has alse fornmulated 5 other sites and services schemes, which are al
various slages ol approval, The 29.64 acre Mirerdanga Low Income housing project
has been gencrate about 778 plois (KDA, 2001,

Another low-1ncome housing project will be soon initiztcd near the Phulbart Gale
where single story houstng untis will be built on 369 small plots for sale to the
industrial workers and low-income people. A new project for upper income people is

underway in Senadanga area known as Sonadanga 3“ Phase. This project wiil



generate about 1366 plots of various sizes on [21.44 acres of land. Rnpsha Satellite
Town will be the first housing projeci ol KDA on the other side of the river Bhatrah-
Rupsha. This project is expected 10 supply 321 serviced plots on 100 acres of land
for & cross section of incomc groups. Ahsunabad Remdential Arca to be undertaken
on the western fringe will be one ol the largest housing projects of KDA. It will
generate over 1300 plots of vanous sizes (KDA, 1998), The Sundarban Housing
Project wall be another iarge housing project of KDA near the New Market. This
project will be implemented on an area of about 145 acres and will supply over 1000
serviced plots. If 1s estimated that KDA's ongeing and up coming projects wll
supply over 5474 plots in 6 to 7 years lime (KDA, 2001},

The development of sites and services schemes in Khulna is quite remarkable in the
sense of building constructton  Although the plots were alloited in the housing
estates long before the development of infrastructure, the growlh is rather siow.
Partricudarly in low income housing areas such as Bovra and Khaiispur, developinent
of housing is not fas, Lower affordability, fower demand for permanent housing,
absence of HBIC lnan facilines are assumed to be the major rcasons lor slow
development of housing structures in these areas. Situation m high-income areas lke
Sonadanga and Nirala is comparatively betier (KDA, 2001). This study inlends to
investigate the problems thal riddles KA housing projects and obstructs (heir total

development

L4 Scope of the Study

In general housing meludes vast parameters of study. Like the other urban centers of
Bangladesh, Khulna is developing in a spontaneous manner. Among different
categones of land uses, housing is the dorminant catepory. Al present about 62% area
of Khulna is used for housing purpose (Mahmud, 2000). Residential arcas ate
usually developed privately by dividual efforts. Khulna Devclopment Anthority
(KDA} and Housing and Seitlement Directoraic (HSD) are the two main public
agencics for initiating planned residential areas. Besides, some public sector agencies
like Public Works Depaniment (PWD), Bangladesh Bank and other commercial
banks. Water Development Board, Port Authority, KDA, jute mills, etc. provide very

good housing to their employecs



This research has studicd the KIDA’s housing projects only This study has covered
the housing project development procedure, project implementation  process,
constraints and problems of projcet development. losy/profit analysis of the projects
afier the implemenation, From the very beginmng of the praject such as preparation
of project proposal to the time to time proceeding of the project approval system
(institutional framework) is concerned with project development precedure. Project
implementation process includes the distnbution method of the authorily, {egal
Iramework, which is imposed lor mitigating for probiems related to plot distribution,
¢te. Tonvestigate the slow pace development, a questionnaire survey was conducted
on house owners residing in difivreni residential areas 1inally a Toss/profit analvsis
was done, which consists of the house rent structure, monitoring valucs of dilferent

types of infrastructures installed in the projects.

1.5 Rationale of the Smdy

There has been a ramd growth of urban population and its concentration in a lew
cities and lowns. But there has becn no concomitant construction of allorduble
housing. There is acule shodage of fund for the developiment of sedlements and
extension of urban infrustructure, both in the public and the private sectors in urban
areas. Moreover, the continuous migration of rural poor to the urban arcas,
particularly to thc mctropolilan cities of Dhaka, Chitlagong and Khulna for job
opportunities, has given rise lo sTlums and squatter settlements and created problems
of transporiation and environmental degradation. This has led to increasing
congestion, and overerowding i small houses, growth and development of informal

settlements and increasing pressure on existing civic services,

To resolve the problems of adequate housing, in Khuina, the Khulna Deveiopinent
Authonty (KDA} started to develop planned residential areas. KDA mainly develops
the land under its jurisdiction. However, some privale developers have exceuted a
(ew of housing projects in Khulna but have not satisfactonly provided the required

facilities in its housing projects.

At piesent there 15 @ considerable number of residential areas within the KDA area.

KDA acquircs/procures land from local landowners, elevate them afier carth [itling



and then sell them to prospective buyers. This study atlempted to investigatc the
problcms that obstruct their full development. The study also trics to assess the
impact of (hesc residential projects on the growih of Khulna. This study 15 expected
(o be a helpful guide and source of useful information for both the public and pnvate

scetor housing development authorities.

1.6 Limitations of the Study

Duc Lo unavalability of the Mujgunni Residential Area’s map, the lay ow map of i
Mujgunni R/A has not been presented in this thesis, On the other hand, newly
cstablished {Z000) Mirerdanga Residential Area has been kept out of the study

because of being totally vacant.

i.7 Methodology of the Study
The steps. which were taken for the completion of this thesis, are described

following sequencg,

1.7.1 Reconnaissance Survey
A preliminary survey visit was conducted on the study arcas, which 1s noted as the

TECOTIMAISSANGE SUIVEY.

1.7.2 Map Collection
[he land use map of Khulna City and site plan of the study areas has been collected
from Khulna Development Authority {KDA)

1.7.3 Data Collection

Secondary Data

To identify planning, execulion or project period of the selected projects, documents
were collected from the KDA. By studying the KDA’s master plan report, the above
mentioned information was gathcred and noted. To obizin information about ploi
distribution procedure and validity period of building construction on the alloticd
plots, the KDA ordinance was studied and necessary information was cxtracted for

this research.



To analyze primary dala for achieving the desired result and also 1o accurate fullit
the objectives of the research, different tvpes of published reports, journals,
disseriations, rclated books, etc have been studied procured from different libranics
such as BUET, Khulna University, Center for Urban Studies, KDA, etc. But actually
the secondary information was not sufficient becavse building construciion is an on
going process. So existing condition cannot bg 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 plats, existing service
facilities and their present situation cannot be chalked out by scecondary information.

IFor these reasons, primary data collection was very much needed.

Primary Pata

There was no up 1o date data refated with this study either in the KDA or 1n other
institutions such as, the Khulna University library, Khulna City Corporation ofTice
etc. therefore to investigaile the existing situation and alse to find out actual reasons
for the present rale of residential building construction, primary data collection was

gssential. The pnmary data included information on the following;

e The plots of the selected projects were categonzed according to level of
construction {(such as comstructed (C), under consiruction {UJC) and vacant
(V)}. This was recorded on the site plan

+ Sample size determinaton—-

‘The sample size depended on—(a) the number of units in the total population and
{(b) the variation in the units in the total population. In general, it was reasonzble
to draw a 15 to 20% sample. Tiere are 800 plois of differem housing projects
had been developed and the developed pots consisied of various catcgories of
houses. Hence 15% of the tolal developed plots i.c. 120 house owners were

sclected for questionnaire survey

*» A questionnaire was prepared to colleet the information about socio-

ceonomic condition of the plot owners. This questionnaire surveys also



comained information about the plot present rate of residential bwilding
construction, as how long it took the owners to construct houses on this plo,
the rcasons why these were delayed, the sont of {inancial supporis they

received or gblained, ctc.

1.7.4 Data Compilation

To compile primary raw data, a compilation sheet was prepared by using Microsofi
Excel. The compilation sheet consisted of the numbers of plots developed. It also
contains the number of different categories of plots. The SPSS was used 1n labulating

dala The spatial data was stored in a digitized form using GIS.

1.7.5 Data Analysis and Preseniatics

All data was analyzed and presented in text, tabular and graphical forms &
convenience of analysis. Thus by using different cross tables the data was analyzed
lo fulfill the objectives of this rescarch. Analyzed data was presented in the forms of
tables, different types of graphs (bar charl, pic chart, ctc).
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CHAPTER 2: HOUSING PROVISION IN KHULNA

2.1 Honsing Demand in Khuina City

2.1.1 Population Growth of Khulna City

Afier the partition of Indian sub-continent 1n 1947, millions of Muslim rcfupces
migrated to Bangladesh {the then East Pakistan) from India Khulna being in close
proximily with the [ndian border, was a major area of their reselilement. There was
impressive industrial growth 1n Khulna in the late 19605 but the trend of idustrial
development slowed down afier 1970, Adthough the population of Khulna continued
Lo rise aller the liberation of Bangladesh, industrial development failed to do so The

new migrants mostly found access only Lo terliary service jobs (CUS 1997),

The demographic transition of the city was accompanicd by two major political
events, the partition of India 1947 and Inde-Pak war in 1965, As a tesult, Khulna
grew rapidly, the greatest in the then Cast Pakistan, at an annual growth rate of 20.9
% during the period of 1951-61 (CUS, 1997).

According to ihe Population Census, 2001, the population of Khulna City
Corporation (KCC) was about 1.8 million {BBS, 2001}. Dunnyg the last few decades,
Khuina City showed tremendous rise of population duc to indusitialization and

urhanization in that arca.

Table 2.1; (Growth of Populaton in KCC Area

I Census year Size of population Annual growth rate (%}
19401 124460 -
1911 18170 535
1921 25300 257
1931 23000 173
1941 34000 154
1931 42220 217
1961 20220 642
1474 437300 15.04
1981 361550 358
149491 663340 1.66
1958 647580 3.50

Source’ KDA Tnierim Repart-T999, Yal, 2,
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2.1.2 Housing Need in Khulna City

In Khulna City Corporation area, there were 1,50.000 households according to the
Census of 1991, The dwelling unit in the same penod was 1,096,760 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 cstimates that in 1998, there will be
1,44 700 household wath 1,29.300 dwelling unils. The present backlog 15 aboul
15,000 Considenng ths trend n the growth rate of households and backlog the
required of housing units for the year 2000, 2005, 2010, 2015 and 2020 have been
caiculated It shouid be mentioned here that 20% replacement of existing housing

units per year throughoul the period have been considered (KDA, 1998}

Table 2.2; Housing Need in K.C.C. ares in different Penod

Year | Houscholds Grawth rate Dwelling unit | Backlog | Replacement Tut:]l
Percentage’ Year aet
[ 1941 24535 -- 21386 3149 837 --
1 1974 80620 D15 B3384 17245 2481 61724
| 1979 BY2 157 86531 671 3387 27205
1901 114918 230 106739 179 4178 | 32865
19493 144781 3.30 129357 153584 5065 [ 43107
2000 156213 3,30 | 3RORT 1Ri26 545 J22210
2005 103633 4 30 166565 27118 6519 a2t s
2010 246219 4 B0 206002 0217 B3 | BTTI7
2015 303278 4 30 243486 56792 Uiza 109102
2020 309157 | 3 80 | 292331 6826 11442 L 132113

Souwrte: KIDA Draft Structore Plan, 2001,

The above Table shows that, the estimaled growth of honschold between the year
1998 and 2020 and the growth of dwelling units durng the sane period. It clearly
indicates the number of dwelling uniis required at varous pomni of bime in the K.C.C.
area. Sinilarly housing units necd to be ceplaced in vartous 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 dweling units. Besides this, nearly 90,000
housing umts will have to be replaced during the penod. [t should be noted that here
this estimation is moderate and considers the present rate of prowth and potentials.
However, if the city has better investment and development oppertunities in future,

the need for housing will be much more than the number estimated (TDebnath, 1999),
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2.1.3 Public Sector Housing in Khulpa City

KDA and HSD are two major actors in supplying of planned housing 1n the fonm of
sites and services schemes. KDA is the only public secior organization i the city,
which is stili continuing with its housing program since 1ts inception. Recently KDA
has developed low-income sites and services housing projects at Mircrdanga. 1L has
also lormulated 5 other sites and services projects that are al various slages of
approval. A new pruject for upper income people is underway in Sonsdangs area
known as Sonadanga 3™ Phase. This project will generate more than 1366 plots of

various sizes on ghout 121,44 acres of land.

Rupsha Salellite Town {100 acres} will be the first housing project of KDA on the
other side of the river Bhairab-Rupsha. This project is expecied to supply a large
numnber of serviced plots for a cross scetion of people from various 1ncome groups.
Ahsanabad Residential Arca to be underiaken on the western fringe (west of
Sonadanga Bus T'enninai) will be one of the largest housing projects of KDA, {t will
gencrate over 1500 plots of various sizes It is estimated that KDAs on going and

torth coming projects allogether will supply uver 3474 plots in 6 te 7 years.

On the other hand, HSD has not undertaken any housing project after 1960s. Lately,
it is contemplating o undertake an ambitious housing project Llitted “Two Millien
Housing Programme in Bangladesh™, Under this project, 2 million housing units will
be developed all over the country. Khulna Division is Lo get a share ot 200000
housing units uuder the program. The development of the housing will be spreaded
over divisional, district, thana headquarers and growth centers. The scope of the
project covers, sites and services schemes, construction and delivery of sinall
housing units and credit for polential builders. 115D, however, has undertaken a
project in Khuina, which wili provide 200 flats for the muddle income peoplc in
Khalispur

2.1.4 Private 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 thal maximum private housing scheme docs not provide any facilines



other than road and mosque. There are only two private housing projects, which
provide a pnmary school, snper markel, play field, ete. Even there are some housing

projects, which have no facilities except road.

Privale housing developers are those who entail different housing scheme by buying
but nol acquiring barren land and selling that to the customer. There are some privatc
developers mm Khulna who performs these activities. The TFirst privatc housing
scheme started 10 1978 1n Khulna City and its name was Nzbamun Housing Estate, At
present, there are 19 individual private housing projects in Khulra, which are owned
by 12 Real Estate Developers. Out of the seven private housing developers, only four
developers have separated registered as business agency. Three of them conduct their
buginess as a side business. Thus the developers can be classified into bwo groups;
remstered and non-registered. The following table provides a briel introduciion of

the private land developers and their housing projects in Khulna,

Table 2.3: Private Housing projects in Khulna

Name of ile projects Total area Nu. nf Location {mouza) | Ilistance
(i acre) phrs from CBD
Nabarun Houging Hsraie 2149 232 Ward # 14 2 5km
Shebuj Palli Residential Project 10,58 126 Dubi 3 0km
Prottasha Residential Project 12.21 100 Dubi 25 km
Palashbag Residential Project 500 ) Khola Ban 6 0 km
Arafat Residential f'roject 140 00 1354 Chakmeothurabad [.3 krn
Monorama Residential Project 101t 104 Thikraband 5.0km
Shugrandha Residential Project 712 91 Huglodanga 5 5 km
Rangdham Residenita! Project 548 a? Krishuanagar 4 5km
Shaprapuri Residential Project 203 26 Krishnanagar 4.5 km
Shahibag Residential Project 6.5 i Thikraband 6.5 km
Sharmnali Residential Project 2.31 30 Krishnanagar 4,5 km
Amenabag Residential Project 258 33 Krishnanapgar 4,25 km
Aslam-Shefa Residential Project 1 20 Thikraband 5 Skm
Sonargaon Residential Project 1 18 K.rishnanagar 4 5 km
Shikdar Housing Agcncy 208 25 Thikraband S 3 km
Adorybag Housimp Project 24003 20 Krishnanagar 4.5 km
Madani Housing Project 1.5 23 Thikrabaid 6.5 km
Mouza Krishna Nagar Housing 203 25 Krishnanagar 4.5 km
Project
Bonolots Housing Project 25 30 Thikeaband 5.4tkm
Tutal 237.53 2481

Source: Field survey, 2003




2.2 Housing Delivery System

Housing delivery system in Khulna City is dominated by pnvate infonnal sector, like
other cities of Banpladesh. While the cooperative housing system was found to be
absent, private formai sector in Khulna City has not yet been developed properly.
There are public housing sub-systems that provide housing for the employees of the
governmenl and semi-government orgamiralions, The lollowing table shows the

major housing delivery sub-systems in Khulna,

Table 2.4 The Heousing Delivery sub-system in Khulna City

Sl no. Housing Delivery Sub-system Percentage (%) l
1 Private housing sub-sysiem a0
2 Public honsing sub-system 1.5
3 Development authorities sitc and service scheme 04
4 Stum and squatter sub-system 4.5

Source, Tsfamm, 1997

2.1.1 Private Housing Sub-system

In KCC. area 1t has been estimaled 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 informal, Private formal sector in Khulna City is still
limited, providing a very few sitc and scrvice land The most dominant actor in the
housing markct carries out housing activities informally through privale initiative the

private informal sub-system.

2.2,2 Pubklic Housing Sub-system
Public Works Depariment (PWD) of the Governmeni and other autonomous
agencies build houses for public employees. Under this program, roughly 02% of

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

2.2.3 Development Anthorities of Site and Service Scheme

K. A, supply serviced plots amoug the vanous mcome groups of city dwellems.
Under this sub-system planned residential areas such as Sonadanga, Mujgunmi,
Nirala etc., were developed. In reality low-income people have little access o this
type of plots In the K.C.C. area about 04% of households were accommeodated by
this system.



2.2.4 Slum and Squatters Sub-system

Qenerally. the poor people of different occupation hike nckshaw pullers, pull cart
pullers, scooter drivers, small shopkecpers, houschold scrvant and fabors live in this
type of houses. Low income poor people, mainly the newly migrants to the cily, (ind
public and scmi public land illegalty. 1t is dilficult o estimate the exact size of such
population living in Khufna Cily, Aboul 4.5% of household i K.C.C. urea were
accommodaled by this syslem. It was observed that most of the slum dwellers have
limiled access o community service and facihtes, although they are the citizens of
the country. The quality of service and facilities was also found to be very poor
(Arifeen and Mahbub 1993, CUS 1983}

By the year 2020, Khulna City will requirc additional 292331 new units of housing.
‘To mitigate this housing requirement, both privale and public sectors contnbute
residential plots for housing, The privale housing projects of Khulna provide 225 41
acres of land as planned residential plots. These pnvate residential projects provide
2314 plots. On the other hand KDA and HSD supplied 2842 plots in different site

and service schemes in Khulnz City.

In Khulna City, four different housing sub-systcms are remaining 1o deliver the
housing facihittes, These sub-systems deliver different percentage of housing in
Khulna Cily. Such as, private housing sub-system delivers 90 %, public housing sub-
system delivers 1.5 %, development authorities gile and service scheme 04 % and

slum and sqnatter sub-system delivers 4.5 %4 of housing,
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CHAPTER 3: KDA AND PUBLIC HOUSING

3.1 Evolution of KDA

Khulna Development Authority (KDA) cvolved in 1961, Under Khuina
Development Authonty Ordinance, 1961, KDA evolved. Planned devclopment is
important (o create a sustanable and a betler living environment in a city. KDA is a
public authority, which prepares the master plan. The main functions of Khulna
devclopment authority are planning, development and development control, The

foliowing chan shows the functions and responsibihties of the KDA.

% Urban planming
% Transport

*

% Housing

—H Sectors |

S Plamming
—™ Functions | ¢ Developmeni
o Development conirol

KDA - *+ Road construction
[ WIJDFI - 4 Devclopment of housing arca
activitics  Market devclopment

% Development of town hall
<+ Approval of buliding constructen
s Control of development ol industry

|| Leeal |, s Khulna Development Awthorty Ordmance,

documenls . {961

“  Khulna Development Authordy Ordinance
fAmendment), 1996

Figure 3.1: Organogram of KDA
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3.2 Institutional Arrangement of KDA for Public Housing
Housing projects are devcloped under---
0 Sites and service schemes

O Housing development Provision in Master Plan

On going sites and services schemes

KDA and HSD supply serviced plots amony the various income groups in the city
dwellers. Under this sub-system planned residential areas such as Sonadanga,
Mujgunni. and Nirala etc. in Khulng City were developed. In reality low-income
people have little access to this type of plots, in KCC only about 4% of the

populatien of Khulna has accommodaled by this system,

Provision in the Master Plan
Preparation of master plan with the subject matter is clearly stated in the KDA
ordinance Section 22{1) of the Khulna Development Authority Ordinance 1961 1s
stated that, “the authority should, pursuant to the peneral development plan, prepare
in the prescribed manner of a functional master plan relating to —

a) Land use roning and land reservation 7

By Water supply, sewerage and drainage

¢} Roads, highways and tralTic circuialion, community planmng. housing, slum

elearance and slum improvement,

30. housing 1s clearly one of the main componcnts of the Master Plan.

3.3 Proccss of Residential Area Development

Khulna development authorily is developing planned residential areas for providing
heousing through site and service projects. However, the detuil process of site and
service scheme, which is followed by KDA arc described in the following

paragraphs.

3.3.1 Decision Making .
This 15 the first siep of such process of development of residential arca that KDA
arrange a board mccting with its cxecutive body consisting of’ 15 members {e.o.

Chairman of KDA, Sccrclary of KDA, | representaiive of Mayor, 1 representative of

¢



Deputy Commissioner, 2 represenlative of miing political parly, 1 representaiive of

Railway, 1 representative of Public Works Depariment, etc. ).

In the mecting, the decision about new housing project is approved. Moreover, this
meeting considers the following:

»  Exsting housing demand and market of the city,

= Selling condition of preyious housing pruject;

* Required capilal and sources,

* Time schedule of Master Plan for new housing projeci;
Aller considenng all these aspects, the Board lakes decision on new housing project
Or new sites and services projects, Moreover, the Hoard also takes into account the
benefits of different projects. Another imporlant aspect is that, a donor-flunded
project is generally developed quicker than state funded projects,

3.3.2 Location Sclection

Location ol new residential area depends on the pr{}posal-of Muster plan of KDA In
Plan, such proposals have identified on housing development. According to the
guideline of Master Plan, KDA sclects the location of new residential arca. In (his
purpose, KDA also consider the adjacent area of new roads or vacant arca which is
suntable for housing or locational preference of city dwellers. However, (he location
may vary somctime than the proposced location in Master TMan afer consideration of

such aspects This location 15 also marked on Cadastral Survey (C5) Map.

333 Layont Design
Afier selection of the location for ncw residential area, the planning section of KDA
carrics out surveys 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 sizes and position;
etc.
After completion of information collection, Planning Sceiion of KDA prepares a

layoui of new project wilh necessary consideration of such income pgropes, required

space for commumty services, required space for reads, etc Then a feasibility study



20

is made regarding the current project, If the project is feasible, then it is sent to the
Project Section of KDA. Otherwise it makes necessary change and then sends to

Project Section.

3.3.4 Project Proposal and Appraisal
Whenever the necessary layout and information ammive in project Seclion of KDA,
then it conducts a detzil survey on site, which mncludes:

»  Existing land use,

»  Necessary earth work;

* Necessary land requirement;

* Socio-economic information collection:

s Existing land valoe;

* FEstimate future value of the plots; etc.

Afier collecting this information, Project Seclion estimates the cost of the project.
Moreover, it also estimates the project output like future benefit of the project. With
considering these, 1t prepares a project proposal and alse an appraisal, which is
submitted, to the Board Mecting of KDA. If the board agrecs, then i goes to the line
Ministry like Ministry of Housing and Public Works for approval,

in this period, KDA also notifics through the newspaper to the land owners of the
project area about their new housing project. Moreover, they have also notificd that
the land of project area will be acquired by KDA for housing purpose and it is

compuisory acquisition,

3.3.5 Project Approval

In this stage KDA has no duty on project approval After receiving the project
proposal, the Mimstry of Housing and Public Works makes a feasibility study on the
project. IT necessary, they send thewr official of “Planning Cell’ of Ministry of
Housing and Pubtic Works to monitor the project feasibility. If the project 15 feasible,
then they send i o the Planning Commission or Execuhve Commission for National
Eeonomic Council (ECNEC) for approval. Ifowever, 1f the project cost exceeds Tk

20 milhon taka, only then it is approved by the LCNLC, otherwise the Planning
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Commission approves 1t. Another important aspcet is that, il any [oreign investor
founds the project then the project is approved quickly, otherwise it is lakes long

lime.

3.3.6 Land Acquisition

When Planning Commission or ECNEC approves the project proposal of new
housing project, then KDA goes for land procurement through acquisitien. For land
acquisition, KDA requests the Depury Commissioner to acquire the land of the
project area. Then Deputy Commissioner forms a body with his official e;nd
Assistant Commssioner of Land (AC Land). This body collects the value of land of
surmoundmg area for that current year through different sources like Land
Registration Office, records ol Land Office, und ficld survey. According to these
values, the board sclects the price lor per unit of land (ke khata or bigha ctc).
Howcver, thig board obviously notfies the land owner before collecting land value, .
Then Deputy Commissioncr poes through compulsory acquisition of land by giving
necessary compensalion according o the Acquisition and Requisition Act, 1894 to

the landowncrs within a time [rame.

3.3.7 Project Implementation

Afler approval of the project by the Ministry of Housing and Public Works, it gocs
for implementation, in the implementation phase 1ts responsibility goes beyond the
Work Section of KDA Works Section of KDA arranges invitation for bids for land
dcvelopment. Afler selection of contractor through bids, land development works
starts and completion of land development, Work Section starts to subdivide the land
into piots and construct roads into different lenpth widihs. Others spaces for
community services are kept. On the other hand, PDB 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 Sclling and Handover

Afler subdivision of land into plots, KIDA gives notice in news paper for invitation
for bid for plot selling within a given deadline. Also the plot number and their sizes
are given in the notice, According to bids, the buyers buy bid paper from Estate



Section of KIDA and submit it after fultilling the requiremenis. Moreover, the notice
ot plotted land also present in the id paper. Buyer mves their price which they
would be able to pay for a specific plot. Generally pnce s given for per £&atha land.
After passing the deadline, KDA arrange a slaff meeting about the seli of plots.
Selling ot plots depends on the id quantity for respective plot. 1t there is only one
applicauon {or one plol, then the plot 15 sold to that person who has give highest
price in the application. However, if there found more than one samc highest price
tor one plots. Then KDA amange a lotlery to select the plot owner. In jottery, KDA
selecl owner of the plot who won the lattery. The Estate Scetion of KDA completes
all these tasks.

Aler completion of selection of the ploi owner, Estate Section also preparc
necessary document for each plot agansl respective owner. When this sk
completes, Estate Section hand-overs ihe sold plot to the respective owner. This 18
the process of Residential Arca Development which has been followed by Khulna
Development Authority (KDA, 2003},

Table 3.1: Housing Development Process of various Development Agencies

| Step ! Activities Respansible body

Decision making Board mecting KDA

Levation selection Location seloction KA

Pianning section of KDA

Layout desigs Household survey Planning sectiun of RDA

Lain] use sulvey Planning seciion of KDA

Plot demand anaysia Planning section of KDNA

Propect proposal and appratsal | Detatl survey Planning section of KDA

Cowst estimation Planning section of KA

Picparation of project proposal | Planning section of KA

|_Appraisal Planning section of KDA
HRoard meeting KD A
Project approval Appraisal Ministry of Honsing and Public Works

|
|

Project area survey

Planning cell of Ministry of Housing
and Public works

Feasibility siudy

Ministry of Housing and Public Works

Approval

Planming commission ECNEC

i Land procurement
I

Land acquisition

Deputy commssicmer

Compensalion

Estate section of Kha

b Project implementation

l.ang deveinprcm

Works section oif RDA

Ruat! cunslruclivn

Works seclion of A

1ot subdivision

Works section of KDA

Plut sclling and handover

Invitgtion for bids

Estate secticn of KDA

Plot owner salection

Ugtaie seotion of KA

Handowver the plots

Estare section o[ KDiA

Source: KI[JA, 2003
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J.4 monsing Frojects underiaken by KIDA

3.4.1 Completed Resideniiai Arei 1es elopauent Frojects i mA

111 now KDA has developed & resudertial areas 10 ditterent locations ot Khnina for
diflerent income proups. KDA staned to mke snch initiative from the Pakistan
period, and till 1t is prowviding this type of service for the city dwellers, These
residential areas have occupied a subsmantial amount of Jand and have produced a
substantial quantity of plots ot different sizes. The following table shows the delail
imtormatien on developed Residenual Areas by KDA.

Table 3.2: Residential Area Development Projects taken up by KDA

| Nume of the residential area (R/A) Arca {acre) | Project perind Total Plots |
Sonadanga R/A (17 phase) 30.69 1967 —81 205
Sonadanga RiA (2™ phase) 34,84 106704 443 |
Sonadanga low-cost Flousing 4,99 1994 —35% 103
Nirala B/A 67 31 |6 F—38 | 544
Mujeunni R/A 67 71 1906—82 771
Daulatpur Housing Fstate 353 1585—53 a1
Shiromont tedustrial Housing 1017 1550—54 234
Murcrdanga low-income Howsing 4235 i 2000 B
Totat 26379 ! — 36!

Source: KD A 2003,

The above Table shows that, the Residential Areas are developed by KDA known by
the name of such locations where these are situated. KDA has started to develop
residential areas since 1967 During this time, it has developed 8 residential areas
with 3161 plols occupying lotal 263.79 acres of land.

However, KDA has developed four types of residential areas like industnial housing,
low-cost housing and upper and middlc-income housing, The following Table shows

the types of housing developed by KDA,

Table 3.5: bntferent Categories of Housing Projects undertaken by KA

Categaries of Housing Occupied Area (in acres) Provided Plots
Arex T M. %
| Uipper and Middle-income 206 08 78.172 2044 £4 O
Low-iomt 4 99 1 89 15 332
Industrial 10,17 3 B& 234 740
Low-Ineome 42 55 16.13 778 24 .62
| Total 263.72 100 316} 100

Source, KDA, 2003
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3.5 dousing Policies of KDA

3.5.1 KDA Master Pian, Yot

In 1961 Master Plan the housing iand requirement was considered pross density of
population as 7 persons per acre. Railway was very imporlant means of
communicalion hence railway honsing was given paricular attention. The plan
proposcd 1600 dwellings lor ratlway men. But the railway department did not
cxecute the idea. The pnblic sector housing agencies were recommended to build
housing eslate and consiruct core houses to assist the allotees of plots to complelc
development of their houses. Kutcha houses were discouraged in the plan, The pian
also suggested preparing resettlement pian to rehabiinatc the tamilies attected due W

implement of masler plan development projects,

3.5.2 KDA Master Fian, 2inn
Policy 01: The development authorities will play the role of facilitators of honsing
devciopment apan rom their exasting role

Policy 02: Providing assistance to the government agencics in the development of
housing schemes.

Policy 03: Providing assislance to undertake housing schemes under privale seclor

Policy 04: Making provision for housing for the low- income people

Poiiey 03: Providing necessary infrastructnre to facilitate housing development

Policy 06: Planmng interventions in the sponaneously developed areas

Policy 07 Upgprading slums and squatter settlements

Policy 08, Continnous monitoring of housing market

Pohicy (9. Facilitate of finance and investment in the housing sector

Policy [0: Promotion of participatory development process in fhe housing sector

Policy 11: Approprate technology shonld be innovatcd to develop and promote

honsing pariicularly ior the low-income people

‘The Master Plan, in the line with the objcctives of the national housing policy 1993,
aims to promote organized development within the masler plan area. Such organized
development will be artained in four diflerent ways. These are:

a) Planned housing development by public sector housing agencies

b) Planned housing development by pnvate sector real estatc housing companies,
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¢) Privaic cooperative housing development.
d) Community based parnership housing area developiem with minimum public

seclor imervenlion,

[n this Master Plan, all four provisions have been accommodaicd. The
implementation will be made 1n areas allocated for housing, which is about 17002
acres or about 30.80 perceni of the master plan area In addiion, over 1041 acres

have been allocated as mixed ares where housing activitics will be accommodated

3.5.3 Policies for Frivawe dousing o1 hira

Presently, there are over 12 private real estates like Amatal housing, Suwgandfu
Housing, Rangdfony housing, Proffyasha Housing companies operating 1n Khuina
having their projects of various sizes around the city. 'he number of such compames
is increasing due to growing demand lor land §or housing in planned environmem.
But absence of any control mechamsm the scovice provided in the lay out plans,
includimg the road network, are not always up to standard. 1his mighl alteet heahny
and congenial to put aside at least 40% of the gross planning arca jor scrvices
including road network To compel the real eslate compames o follow mmimum
standard rules, KDA can bring necessary amendments in the KDA ordimance.
However, in the meantime KDA shonld aiiow them to operate with ease s they are
at least contributing to mect the mncreasing demand tor housing land though

organized development,

3.5.4 rovawe wovperanve dousing Development.

KDA should also encourare private orpanized housing area development besed on
cooperative act. ‘This is a kind ot seli-help housing developinent involves litdle or no
public expenditurz. KDA can extend 1ts assislance to such housing eflons by
according land vse clearance. Supplying acquired land on long 1erm Icase basis can
also assist them. Bu to cnsure sound living environment in such housing area

conditions may be imposed on the standard provision of services and facilmes.
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LHAPTER 4: CASE STUDY

4.1 Intrvduction
KDA has developed eight residential arcas in different locations of Khulna City for
difierent income groups (Map 4.1). The cight planned residential areas are

*  Sonadanga Residential Area (1" phase)

»  Sonadangs Residential Arca (2™ phase)

» Nimia Residential Area

*  Muyjgunni Residential Area

*  [Daulatpur Residential Area

*  Shiromom Industrial Housing

* Sonadanga Low Cost Housing

*  Mirerdanga Low-income Housing

KDA has started to take such initiative from Pakistan period, and till now it is
providing this type of scrvice 1o the city dwellers. ‘These residential areas have
occupied a substantial amount ol fand 263.79 acres and have produced a substantial

quantity of plots (3161 plots) in ditferent sizes.

4.1.1 Sonadanga Residential Area (1™ phase)

The siudy atea 1 ivvated in e Norihi West part of Khulna City. The study area is in
ward no. 17 and 1t 1s near to the periphery of the city. The imponance of the Ward
No. 17 is very high in the context of residential area and its close proximity (o the
¢ily central heart. The dislance of the study arca from CBD 15 1 to 1.5 km and well
conpecled with the CBD through a planned road network, There are 206 plots of
about 114626 kathe and in total an area of 30 acres of land. The average plei size is
3.56 katha (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 building
under construction is 3% and rest of the plots are vacant (tield survey, 2603). Near
about 400 households are living in his residential area (KDA, 2003). 8% of the
total built structure is permanent, where the higher income people {highest house rent

providers) of Khulna are living
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4.1.2 Sonadanya Residential Area (2" phase)

Suadanga Reswaential Area (2™ phase) was swarled in 1987 at Sonadanga of Khulna
City under the management of KDA. The project has been slaried in 1987 and the
piot distribution cnded in 1994 1t was one of the sites and services schemes adopted
by KDA Afier acquisition, the land was upgraded by providing different services

and facilitics and then distributedssold to prospective house buyers.

4.1.3 Nirala Residential Area

Nirala is located in Ward No. 24 in KCC, about two kilomelers away from the CBD.
The residential area 1s located 1n the South-west parl of the Khulna City, Nirala s &
planned residential area, developed by KDA under sile and services scheme
program. The average conlour level of the area is around 3 to 5 A. above mean sea
ievel, while that of the maun aty 15 5 to 6 A, Total area of Nirala Residential area is

&7 31 acre.

4,44+ rivjgunni Residential Area
Mujgnnni Residential arca was established in 1966 at Mujgunni of Khulna City
under the maragement of Khulna Development Authority (KDA), The project was
starled in 1966 and the plot distribution ended in 1982, 1t was onc of the sitcs and
services schemes adopted by KDA,

4.1.5 Daulatpur Resideniizi area

Daulatpur Residential area starled in 1985 at Daulatpur of Khulna Ciry unaer e
management of KDA. The project is located 12-13 kilomelers away from the center
ot the city. The project staried 1in 19835 and the piot distribution is still in process {the
plot distnbution started 1n 1988). It 15 another sites and services schemes adopted by
KDA

4.1.6 Shiromoni Industriai Housing
Shiromeni Industrial Area stared in 1990 at Shiromoni of Khuina Ciry under tne
management of KDA_ The project is located 15-16 kilomelers away from the center

of the ¢ity, which 15 lo the north comer of Khulna City Corporation. The project
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started in 1990 and the piot distribution is still in process (the plot distnbution slarted
m 1994).

4.1.7 Sonadanga Low Cost LHlousing

I'he Senadanga low cost housing is situated beside the Sonadanga residential area. It
i located in the southwestern part of Khulna City. This land was the dumping site of
Khulna municipality. [Huge amount of parbage 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, [t is by name now known as Sonadanga slum. According Lo an
esttmate of KDA, ithe totlal area of Sonedanga slum is 21,000 square meters.
Sonadanga main road and Sonadanga cross road have surrounded the northern and
western gide of the sTum area respectively. The other two sides have no access to any
roads. This slum is about 3 km. away tfrom CBD arca of Khulna City. Now the
Khuina City Corporahon (KCC) owns the slum. Most of the dwelling units are made
ol relatively flimsy malerials and structurcs mostiy are kufcha. A number of dwellers
have been living in this slum for 20 to 30 years. They have built their own houses
and are living as the owners of the properties. The urban services such as water
sealed lairines deep tube wells, strect lights, dustbins, surface drains, foot paths, cte.
have provided under slum improvement project (SIP). This is aiso known as the
sweepers’ colomy in Khulua City. At present, it accommodates more than 70U poor

families.

4.1.8 Mirerdanga Resideniini Arca
This residential urea is located to the northeast part of Khulna City. Khulna-Jessore
road 15 on the West side of this residential area. But till now, no building is existed i

this project. It i1s clearly vacant. Hence this project is kept out of the study.



Map 4.1: Location of KDA Housing Projects with respect to KCC
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Map 4.2: Exising Fubiic ilousing and Private Residential Frojects
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4.z Existing Situation of Plot Development

3

The following tables present the existing situalion of plot development of siudy area.

Tabtc 4.1; Lixisting Condition of Different Housing Projects of KDA

Name of Housing Projects Fxisting Condition of Pt Development

Developed Uinder | Vacamt ‘Total

wilh Siructure | Construction |

N | % Mo Ya Nao. % No %
Sonadanga R/A (17 phase) 185 19024| 6 223 14 | 683 | 205 Lo
Sonadangs R/A (2™ phase) F1 Jlegs| 20 [ 451 352 | 7946 | 443 [{H)
Sonadanga Low-cost Houging 35 13418 2 150 3 67 |63.82] 105 Jiiy
Mirala R/A 220 {4209 32 | 388 | IR} | 5203 | 544 HH)
Mujpunni R/A 261 13385 7 0ol § 303 16524 | T D
Daulatpur Housing Estate 12 481 - -~ 69 | B519| 31 100
Shiremoni Industrial Housing & 256 - - A28 19744 | 734 100
Mirerdanga 1.ow-income Housing -- -- -- - TTR L 100 | 778 100
Ttal B 12531 &7 212§ 2294 | 7257 | 316] 1(K}

Source, Field Survey, 2003

Table 4.2 Types of Housing Structure 10 Different Housing i*rojects of KA

Name of Housing Prujects Existing Use of Developed Flois

Permanent Semi- Temparary Total

[NttnEnenl

No. | % | No | % | No [ % | No. | %
Sonadanga R/A (17 phase} 180 19730 5 2.7 - - [&3 [{H}
Sonadanga R/A (2 phase) 88 | %577 3 4.323 - - 71 [ILE
Sunadanga Low-cost Housing 5 1380 12 33533 19 [5278| 36 [£1;1)
irgla RSA 164 |7162, 1 13541 34 14 54 | 229 (1LY
Mujuunni BAA 210 |BO46| 42 [isi@, 9@ 345 | 261 | 100
Daulatpur Houzing Hsatate 3 500 4 (3333 5 L4leT| 12 [
Shiromoni Industrial Housing 4 [66e7| 2 | 335%] - - & 00
Mireedanga Low-ineome Houging, - - - - - - - -
Tolal 634 |T25| 99 (12381 67 1 837 | 800 [ 100

Souree, Field Survey, 2003

Table 4 3: Lixisting Use of Developed Plots in Difterent Housing Projects of KA

Name of Housing Projecis Existing Use of Developed Plots Total |

Residential | Comrmercial Mixed

No. %a Na. % No Yo Na. Yo
Sonadanga R/A (1™ phase) 134 | 7243 g 432 1 43 J2325| 185 | 1w
Sonadanga R/A (2™ phase) GO | 8451 4 563 7 [28 | T E(H}
Sonadangz Low-cost Housing 34| 9444 - - 2 | 556 36 100
Nirala /A 197 | B&.03 & 2.62 26 |I 1135 | 229 100
Mujpunni RIA 225 (8621 5 |1e2] 31 Y1i87] 260 | 100
Danlatpur Housing Extate 1 | 8333 -- - 2 1667 2 100
{Shuromoni Induatrial Housing & 108 - - — — & L0
Mirerdanga Low-income Housing — — - - — -- - -
Total ohoh [ B325] 23 | 28R B B 100

Saurce; Field Survey, 2003
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Map 4.3: Layout Plan of Sonadanga Residential Area
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Map 4.6: Layout Plan of Nirala Residential Area
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Map 4.8: Layout Plan of Shiromoni Industrial Housing |
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Table 4.4: Height of the Permanent Buildings in Different Housing Projecis of KI2A

[Namc of Housing Projects | Height of the Ruilding according to Storey |
T 2 } 4 5 2
slotey soTey storey starey slorey I storey
| Tatat
Mo | % iNo| % |No| % INe | % MNoj % MNo| % No
ﬂnn&d&ngak.-‘é_{]" phase) 12 U aer | 67 |3722)0 56 13101 29 (1611105 56) 6 |3 33 180
I$ snedangn RiA (2 phasc) g 1324 11 |16.18) 26 {38.24] 21 [30.88] ) [1.46] — | - | &8
[Sonadangs Low-vost Housing | 4 18300 1 2000) - ¢ - -y = | == - 5 1
Nirala RSA 32 [1es1| sz L7 a2 [1os1] 40 J2500[ 7 (427 -} - | 164 ]
Mujgunni RFA 41 1942 | 73 (3476 55 126,100 38 VIR10| 3 (143 - - | 210
Dawlatpur lousing Estate 2 (6667) 1 03333 — | - | - | - [~ -01—-] = 3
Shirginoni Industrial Housings [ 3 | 753.00] 1 12500) — — - - |-l - b1 - 4
| Tutal 103 | 16 25 | 206 |32.49] 169 |26 66] 129 [20 3502113 31 [ 5 [0.94f 634
Source Fleld Survey, 2003
4,3 Existing Land Use of diifer eni Resiucouibs Airéas
'T'he following 1able delineates Land use of different residential arcas of KA.
Table 4.5: Landusc Pattern of Different Housing Projects of KDA
MName of Honsing Projects Landuse Patiern (area in acres | Total
Residential Roads Commumily Open Aren
Plots Facilities Spaces (acres)
Area i % | Area | % [ Area | % | Ares | %
|Sutadunia RAA (17 phase) 2242 (7305 ] 614 [20.00] 1.26 | 4.2 | 087 | 283 (3069
|Sunadanga R/A (27 phase) 2584|7416 836 [23.990 042 | 1.21 | 022 | (164 | 34.84
LS Cunaaaiga 1wt Housing 146 |6934] 108 [2164] 024 | 480 | 021 | 421 5 490
Mirata RAA 3271 63.46 1338|1980} 742 ;1102|379 | 563 16731
(Mujgunni RAA 4323 | 6383|1383 [ 2043 ) 360 ) 532 | 705 | 1040 | 577!
Draulatpur Housing Eatate 407 |73500 107 (2007 011 4 199 | 024 | 435 | 553
Shiromoni Industrial Housing £94 [6821] 213 (2092|020 ] 197 | 050 | 390 | 1017
Wirerdanga Low-income Housing | 2862 | 67261 933 (2193 139 1 328 [ 321 | 753 |42 335
Total F177 25| G7.21 [ 5536 2099 [ 1464 | 555 [ 1649 625 [263.79

Source: KDA, 2003

4.4 Road Network

There are ditTerent kinds of roads in the Sonadanga Kia. The road Mazid Saranr,

which is connceted by the Sonadunga Bus Termunal and Lower Jessore Road has

gone through the mid point of the Sonadanga R/A (1™ phasc). Field survey indicates

that, about 63% of the plots are direily cotnccicd wiih 30 fect wide 1oad, Oiher

inlerior roads arc also abount 20 feet and 30 teel widc,
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4.% Water Supply

The main sources of the water supply of the households are
I. Piped water Supply installed 1n the buiidings,
2. Piped water coliecied from outside.
3. Private hand pump {tubc-well} of the houss owner.
4

Pnblic hand pump {tube-well) located beside e street.

Table 4 & Sources of Water Supply and ils usc in Senadanga R/A ( 1™ phase)

[T pes of uses Tap (%o} Tube-well (%) | Total (%6) !
Washing 18 28 &0

| Cocking 40 20 &0

| Drinking 50 L0 &0

| Tuilet purpose J 55 03 60

Source: Field survey, 200 ]

The above Table shows that in the sudy area majorily of the houscholds use pipeo
water for drinking purpose, which is about 55%. Only 40% of the households have
access 10 the snpply water by KCC for cooking purpose. For washing purpose 23%

peopie use lube well.

Table 4.7 Pattern of Water Supply and 115 use in Sonadanga R/A 2™ Phase

| Twpes of ises Tap Tuhe-weil Toial
Washing 3 I i
Cooking | 2 2 4
Drinking 3 1 4
Toilet purpose 3 1 )

Source, figld survey, 20803

In the sudy area 4 household are surveyed randomly on the basis of 15% sampling
on the 24 constructed plots. Survey result indicates in the sludy arca majornty of the
households use tap waler for drinking purpose which is about 734, Uniy 50% ot e
honseholds have access to the supply waler by KCC for cooking purpose. For
washing purpese 25% people nse wbe-well in this area, there is no use of waler

from pond.

The planned residential area of Nirala is populaled by 2353 under 328 honseheids,
among them 513 households having 2493 persons. 97.57% of the Lotal population off
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the study area, have drninking waler facility within their house hold. 7 houscholds
having 21 persons, 1.21% of the total population of the study area, have it within 5Ub
feet from their houscholds. 6 households having 22 persons 0.86% of the total
popuiation of the study arca, have it withun 1000 fect from their house hold. {Fieid
survey’ 2003)

4,6 Drainage Facilities

Duc to rapid urbaniration and increasing human setilement natural drains were
occupied by human habitaticn. Encroachment on the dmins, 1nadequate drainage
sections and drainage outlets, lack of proper maintcnance of the exisiing drainage
system and disposal of solid waste 1nto the drains contribute to blocking of drainage
and water fogging problems. Worst drainage system is ong of the main reasons for
polluting environments 1n all the housing projects of KDA. The exisung draing are
usually not cleaned. In the study zone about 45% of the respondents informed that
thewr urea do not have proper drainage faciiities and people are not proper aware of
good drainage to keep the [iving environment better. The dranage problem appeas

serious during heavy rainfail, storm and ficods.

4.7 Sanitation and Sewerage

Khulne City as a whole has no sewerage network. A low cost sanitation system 15
beng foltowed all over the KCC area, Samtation facilitics 1n the permanent puldmg
are hetter in ail the study areas. But particularly for Lhe lemporary seiliement causes
the sanitation problem. A sanitary latone has exther a septic tank or a singie rwin pit.
Unsanilary tatrines create health and environmental hazards in the study areas. The
survcy results indicate that 10 the study arca 95% of the households has access to
sanitary or permanent waler sealed larnings. Low-income people use low-cost

sanitary latrines with covered pits and their percentagzes is 5%,

+.5 Solid Waste Managcment

Hacardous wasle is often injurious to human healih and cause death of human and
animal lives. Solid waste is often called the third imponam polimant after sir and
water Proper managemacnt system of solid wasie collection and treatmem can Xeep

the living environment sound for good health
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Survey results indicates that in the study areas, about 75% of the households dispose
off solid waste in the dustbins provided by KCC and 23% of the honseholds have no
fixed place for solid waste disposal. A large portion of the households disposed ot
solid waste on 10 the road or elsewherc around their renied houses or in an open
space near to the dwellings. The collection of waste from street is irregular, which
pollutes the environment, The existing waste collection rate is not satisfactory and

this was staled by 58% of the respondents (Field survey, 2003),

Figure 4.1: Solid Waste Management in the Study Area

Diepose into the  Fixed place is
Drusthstne not availabie

Source, Field survey, 2003

At present the NGOs Prism-Bangludesh and Prodipon are working for solid waste
management with therr pariner NGOs in Sonadanga (1 & 2™ phase} and Nimla

residenhal areas.

4.9 Power and Fuel Supply

Elccrricity and gas are the most imporant utifity and service and {acilities tor rapid
prowth and development of an arca and also for increasing the productivity i ali
aspects. The survey results indicate that the power supply network of the Power

Development Board (PDI3) covers the study areas.

About 90% of the houscholds have access to electricity The rest of the houscholids
use kerosene for lighting purpose Since firewood is available and cheap in Khuina
and because of frequent load shedding, kerosene and firewood are the predominant

cooking fuel materials in the study areas Very few households use gas cylinder for
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cooking fuel. As a pant of current load shedding program of PDDB, the study area

remains oul of power supply for aboul 2 to 3 hours daily

4,10 Telecommunication

Now it is the time of tcchnology application, which is directly interrelawd with the
telecommunucaton. The demand of telecommunication facilities s increasing day by
day. In the study areas, a small number of houscholds enjoy telecommunication
facilies. The survey indicales that only 75% households of Lhe study areas have the
land phone facilities.

4,11 Community Facilities

Sonadanga residential areas arc concentrated at the center of the city, have access 1o
atl communal facilines, such as markets, schools, playgrounds, health services, bank,
post oifices, judicial facilines, co-operative societies, ele. In the Sonadanga RfAs,
most of the scrvices and Bacilities are available within 1.5 kilometcr, In Khulna food
and other reta] markets are located slmost everywhere. About 90% nouseholds of
Sonadangn R/As have access to the New Markct, which is localed within half a
kilometer distance. About $0% of the households visit shopping center located in the

New Market and the Dakbangla within 2 kilomeier, whiic the rest go farther away.

Out of other Study areas, Nirala also enjoy the betler communiiy facihoes, though it
15 localed out side the city center. The rest of the projects a1e far away from the city

center and hence they cannot enjoy the community facilities properiy,
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CHAP F'ER 3: FROBLE VD AND CONSTRAINTS OF HOUSING
DEVELOPMENT

5.1 specic Frublems and Constraints of Plot Developmenti

5.i.1 Lower House Rent Struclurc in isvhuina

House renl is proportionate (o the cost of house construction ¥nen plot owncrs

consider the existing lower house rent, they become demotivaled to construct houses.

Moreover, it is significant that house rent in Khulna 1s no morc {ucrative than that of

the houses 1n Dhaka and Chittagong. A detail sceuario on housce rent of diflerent

aspecis 1s narrated below.

Table 5 {* Averame Renl with respect to floor spaces in Khulna City

Floor space in Average renf in Maximum rent in Minimwm reng in
g N 'l k) month {Tl.)/month {Tl.)/month
Permanent | Semi-permanent | Permanent | Semi-permanent | Permanent | Semipermanent
i Structure Structurg Siructure Stnucture Structure Struchue
H¥-800 3500 1404 3500 1500 3500 1300
800-1000 325 2000 3500 2000 2500 2000
1000-1200 4557 LEl1] 6000 a0 3500 M}
1200-1 4H} I T [t} 6300 M} J500 H
1400-1600 | 7078 0o 8500 00 6000 00
1600 1800 TT28 a0 Y300 (Kt 6000 0
Abive 1800 14¥744) a0 1400603 0] 9701 0a

Source’ Field survey. 2003

Table §.2; Trend of Rent of Diflerent Types of Houses in Khulna

Types of Houses | Hloor space in sq.0t. Average rent in different year
1993 1998 ] 2003
600-500 2500 3000 3500
BC0- 1000 2B00 JOHH) 3115
1000-1200 3500 4200 4557
Permanent 1200- 1400 3500 450K 4752
14060-160H 4000 Ll 7075
| 1600-1800 4500 G500 TT2R
| Ahove 20{H) 5500 FOUH) 740
Semi-permancni H-300 L 10HH} 1200 1404
800-1000 [ 120H 1560 2000

Sorce, Fleld survey, 2043
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Income and Expenditure on house rent of the tenanis

‘i he occupation and income ievel of tenants reflect that most of the tenants are from
middie income group and & sigmficant number of tenam hcads {about 28%) has
average earmngs ranging from Taka 5000 to Taka 1000u from service and busincss

About 66% households belongs to higher income proup. Their income or earning is
above Taka 10000 per month. Only 5% icnants belongs o low income group and
their income level is below Taka 5000, They arc engaped in service, business and
teaching profession. From the above discussion it is seen that residents are mainly of
higher income group In Sonadanga residential area, residents spends a large portion
of income for house rent because it is a renowned and oldest pianned residenual area
in Xhulna City and quality of living environment is very high. ‘The foliowing Tabic
shows (he housc rent of various income group. Most of (enants spend 20%- 30% of
total carnings on housc rent purpose. All the other income groups also spend a large
share of their income for house renl. House rents are relatively higher in Sonadanga
and Nirala R/A than in other residential areas. The cause behind it is that Khuina

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

5.1.2 Assoviation of Construction Workers

None cooperation of labor association has been fonnd as 2 major constrainl for plot
developmeni, Construction workers are very much tricky in making afliance for their
own interest. Then it becomes harder to have lenders according to the will of the
owners. The workers very ofien possess particular groups for specific works 5o, it

becomes confusion for the plot owners, parl to decide the issue of construction.

8153 Yhe impact of Layoii Industrics in Khuina Region

Due 10 Continuous faying off industries, posscss a negative impact on the growth of
construction in the estimated plots. Since the government policy and privatization
have discouraged industry, it reduces the number of plot owners who arc able m

construct a house.
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5.1.4 Over Taxation
Recent increase of holding tax may discourage the completion of construction work

in the estimated plots.

5.1.5 Land Speculation by the weli of Merciandisers

Though minor but imporant facl, that some piot owners wio only buy piots with a
view to speculating land for maimzining their social status. This hampers the plot
development.

5.1.6 Lack of Housing Finance l'aciivies

Housing [inance is an important factor in house construciion. Some times, some pio
owners are unable to construct their houses due to lack of adequatc fund. The
existing sources for housing fmance includes HBFC, persomal saving funds of
potential urban house builders and buyers, governments loan, gnvemmcﬁt budgetary
allocation, construction by internal donor agencics, commercial banks, specialized
financial institunons and NGOs. The share of houging in public sector development
programs has been comparatively less i Bangladesh. Banking, nsurance, and
investment agencies shied away from this field. Only about 5% of the housing units

constructed in Bangladesh arc financed from the [ormal sector {Hasan. 2002),

Personal Savings:

Overwhelming majority of the people in Bangladesh finances their housing from
their own fund. Government finance in the housing sector goes mainly to public
honsing and infrastructure development. However, city development authority such
as KDA, RAJUK RDA, CDA, linances indirectly the acquisition of residential iand
provision and services. Credit facilities are extended by HBFC for the construction
of dwellings for middle and npper income groups. Henee the personmal finance

includes the personal savings, informal credits, provident fund, jewelry, landed
property, elu,

Socio-economic survey shows that of the 60% of the houscholds™ owming dwelliing
units. $6% fnanced the construction of houses from their own sources. Only 1.4% of

households have access to mstitutional finance such as from HBEC, bank or NGUs



atc. about two percent houscholds borrowed from relatives and fiende whils a very
insignificant proportion borrawed from their colleagues {Inferiin Repoii, Knulng
Master Plan Project, KDA, 1999). Present condition of the housing Enancs in

Khulna City is given in the following.

il Heusing Finance
1}

g——— |

1' Peesoosl Fipanee I Iastitutinnal Finance

= Personal Savings
= |nformal Credit

r

» Provident Fund HBFC KDA Banks ! NGOs

= Jewelly

» Landed Propeity

i
Bangladech Hanl: E Agrani Hank |[ Mationa! Bank Aonati Bnnl i

E
3

L] ] 1

Figure5.1: Sources of Housing Finance for Construction

Institutional Finance

HBEC is the major and specialized institution that advances credit o the general
public for housing in Khulna City. About 2306 applications have been entertained by
HBFC iill 1985. Tt then stopped disbursemnent due o large scale increase in the
number of Jefauiters. Duc to cxtremely low rate of rem the borrowers are unable 1o
repay instaliments. However, HBFC is contemplaling {o resuric sanclioning ioan as
soon as 43% of its disbursed credii 1s recovered. Besides HBFC, government banks
are mainiy for urbhan arcas housing and as given to its employees. Hupe amount of
loan amounting 1o taka 820 crore were given by HBFC and other government banks
like Sonali Bank, Rupali Bank, and Apgrani Bank under the supervision of
Rangladesh bank since 1981 to 1986 for urban housing (Tahmeena, 1993} Other
indirect participants in housing finance are KDA, HSD, and PWD.
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In Khulna City Bangladesh Bank, Agrani Bank, Sonali Bunk and a few proivate 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
gpplication of its employees. The ceiling of loan dishurse is between 2 lakh to 20
lakh at a 7% interest rate. The total amount of loan for housing provided by

Bangladesh Bank is ahout 35 crore 42 lakh for 490 number ol houses in Khulna city.

The Agrani Bank sanctions Toan of house building for both general people and their
stalTs, The total 3 crore 35 iakh amount of loasns arc disbursed for housing purpose

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

Sonali Bank is also provides loan of housc building. But it is very difficult to identlily
the actual figure of amount of loan for housing purpose due Lo mismanagement of
maintaining the defaulier sheet in head office of Sonali Bank in Khulna. The
following table shows the comparison of different public sector loan disbursement

orgamzations

Table 5.2: Companson in different public loans disbursed in Khnlna city smee 2000,

Name of the public Total amount of | Intcrest rate Total niumber of
organization loaniin taka} houses
HBK 115 crore 10% LK}
Bangladesh bank 55 crore 42 lakh T% 4043
Aprani bank i 3 crore 35 lakh 17 125

Source- Head office, HBFC, Bangladesh bank, Agrani bank, Khulna.
The housing [inance sources of different residential areas is 1llusirated by the

tollowing tables and figures:

Table 5.4. Sources of Finance for Construction in Sonadanga R/A (1% phase)
| b

Rowrces No. of constructed houses Freroentage
Sl finance 48 BN
HBF( 3 3
Bangladesh Bank 2 333
Sonali Bank 3 5
Agram Bank l 167
Private Bank 3 5 |
Toial 80 100 |

Source; Field survey, 2003
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Figure 5.2: Sources of finance for howse construction in Sonadanga VA (2™ phase)
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Figurc 5 4 Sources of [inance for house construction in Mujpunm R/A

m w i e PR N
Fersonal HBFC Loan Loan tiomr Olhens
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Bank

Source: Ficld Survey, 2N

Figure 5.5 Sources of finance for house construction in Daulatpur R/A

Personal HBFC Loan Loan from Otheys

Savings Commercial
Bank

Source Frold Survey. 2003

Figure 5.6° Sources of linance Tor house construction in Shiromoni R/A
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Savings Caimercial
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Souwrec Ficld Surven, 2003
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5.2 Cenerslized Problems and Censtraints of plot Development

5.2.1 Institntiona! and Legislative Problems

Institutiona! and legislative measures are direclly related with the housing
development process of KDA. But this pertion of housing development process is
morc complicated. The KDA housing development process coincides with several
limitations, These are discussed in the following:

< Fund and Periad of !mplementation

This process takes long period of time. In the case of povernment funding, it
zenerally lakes more time than which is not funded by the rout. So, the estimated
nraject cost in project proposal differs with the implementation cost, because of
devaluation of money in this longer period of time, For example, according to the
Table 3.2, the first project stafed in 1966 and finished i 1982, which means it has
taken around 27 years for completing its {irst project. However, in the case ol other
projects, this time duration has vaned significantly. Among 8 projects, 4 projects
have taken lese than 5 years and rest of the 4 projects has laken more than § years

<+ Bureaucratic Tangles

The appraisal and approval phase of the KDA housing development process needs to
go through the bureaucratic procedure. However, in Bangladesh, it is a lengthy and
time-consummg procedure If govermment funds the project, then generally it takes
more time than other projects. However, the approval of foreign fimded project @kes
less time This is a drawback of lengthy tureaucratic procednre and makes injustice
to fuifill the demand for pood housing.

% Service Provision

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

to our ayro-based economy and food secunty

Since, the KDA housing development process like Siles and Services Schemes
dcvelops residential areas. So, the ulility services like electricity, water supply, road,
drainage, sewerage elc. will be provided within the project. In reality KDA do not

provides all such services except road.
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The KDA housing development process can not ensure housing development on the
plois or construction of dwelling units on the plots. Because, this is depends on the
plot owners, If the plot owners construct dwelling unit on their plots, only then the
housing situetion will be improved. However, consiruction of dwelling units is also

related Lo the economic ability of the plot owners.

5.3 Building Materials and Land Valoe

Land valuc and building malcrials are prime factors in plot develepment Landowner
always thinks in terms of the profits he desires to make. If cost of buying plot and
building construction is high, then house rent will be high. In areas where rent is low,
plol owners are nol interested to develop their plots. In Sonadanga residential arca,
bnildmgs were constructed in most of the plots. This area possesses one of the
hughest land values. Also, due to high house rent and choice location, most of the
plots were developed The following Table shows the trend of land valne of the study

arca.

Table 5.5: Imitial and Present Land Price of different Housing Projects of KDA

Housing Projects Year of Land Price (Tk.)

Sale by lnitial Present Poce

KDA Price “Range Average
Sonadanga R/A 1" phase 1981 25000 250000 - 350000 SO0
Sonadanga BAA 2 phasc 1454 65000 1 S{0HH- 250000 200000
Sonadanga Low-cost [Tousing 1995 63000 1500200000 1 7SO0

|I Nirzlz RAA 1978 12500 2O0HN]-2 50000 225000

Mujrunm B/A 1980 12500 150000200000 175000}
Paulatpur Housing Estate 1984 23000 3000 100000 B75M)
Shiromeni Tndustnal Housing 1404 GO0 R0000-100000 QOO
Mirerdanga Low-mocorte Howsing 2000 80000 800006-1 (N0 20000

Source Gaus, 2002

* Initial Price is that price, which was determined and collected by KDA
** Range indicates that the present price is variabic because of selling by plot owners and other

apents and also according t0 plot size and location under the project.
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Table 5.6: Cost of Construction Maienals over ihe vear

Materials and Uimit 1993 1541 p{IL1K] %5 in
labor ingcrease
Rrick Per 1040 1800 2200 2300 10 464
Cement Per bag 181} 230 25 2200
Sand Per 100 cft &00 800 D0 17 &8
Paint Per gallon 16204} 17000 17240 205
Iron Per ton TRD 270 o0 024
Timber Per cit 1300 BN} 1700 o3
Mazon Per man 120 150 [0 10,35
Helper Per man 35 ] 104} 27,25
Carpenter Per man k1S 140 }a0 10,79
Average %o in INCrease 12 37

Source: Field survey, 2003

At present the excessive price of building matenials is anolher major problem for the
house construction. 5ince most of the plots are owned by middle income or higher
middle income people, so at a tme (he total construction 15 quite impossible for the
plot owners On the other hand to get the housing loan from different sources 15 very
much complicated. And if the rent is not expected so the plot owners are heing
discouraged for further construction. Some times some of the constructinn is being

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

development.

5.4 Utility Service and Facilities
Utility services and faciliies are an imponant factor for housing development.
luadequate services and faciiitics hamper the living environment of the dwellers. As

a result, people become less interested to hive, which creales low house rent.

Lack of proper drainage facilitiss
Dhie to rapid urbanization and increasing human scttlements, most of the natural

drainage is occupied by human habitation and for that urban area faced different
types of problem like water stagnation, unexpected {lood etc.

In the study areas, the drains are not only msufficient, but alse improperly lard with
faulty pradicnts, resulting in getting checked with fillhy waler and refusc

Eucroachment on the drainage path, inadequate drain scctions, abscnce of oullets,
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indefinile dranage oulets, lack of proper maimntenance of the emsting dranage
systcm and disposal of solid wastes into drains or drainape paths contribmie o the
backlog of drainapc and water logging problems, The scasonal tidal effect and Qlat
topopraphy of land also cause dratnage and water logging problems in the study area.
About 68 25% percent of the households have no drainage facililies in and aronnd
their premises and 31.75% of the households have some sorl of drainage facilities.
{Field survey 2003)

Absence of proper solid waste managerment system

Solid waste 1s the major pollutant for both the air and water Due (o lack of proper
knowledge, most of the dwellers dispose their domestic waste into the near by drain
or ncar by ditch. As a result, this waste impacts on the physical environment and
pollules the water. People use this water for many purposes, which create some
diseases like as dysenlery, diarrhea, cholera ete. Some of the dwellers dispose their
waste 1nside the house in a hole, which is responsible for air pollution. KCC provide
some dustbin in the study areas but those are very poor 1o condition and more dislant

from hoine.

Unsatisfactory water supply providzd by the KCC

Unsatisfactory water supply 1s 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 resnit, peopie wait for a long time to got water, The strugplc to get
some water led to heated argpuments and often to quarrels. During the summer
season, most of the hand pumps go dry. Another aspect of the water problem from
the hand pumps is that it is likely to be contuminated because of being shallow
pumps und therefore, unhfllersd. Its use for drnking purpose is therefore, not safc.
The availability of water 1o the studyv area is highly inedequate both in terms of
quality and quaniity. Hence most of the households use pond water for dnnking und

cooking purposc and create some diseases.
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Absence of recreational fucilities
The occupational life of the majonty is such that they [ind very little time for
recreation. There 15 no time available for Icisure in the daily routine of their life.
Young children suffered from lack of recreaiion. In the study arca there is ihe
provision of parks and playgrounds but are not yet constructed. As a result people
deprived from menlal refreshment.

5.5 Dvistance from different scrvices and [acilities

Distance of different scrvices from residentigl area of KDA may be identified as a
constraint for lower development. Because people want to live a place from where
they can be laeilitated to go to their working places, markets, educational institutes,
medical services, etc. 1ua word, people want to live in a suitable place and also want
t0 mainlain the proper communication, The following Table shows the distances of

differeut services from the resideniial areas.

Table 5.7: Distance from different location of Ilousing Projects of KDA

Name of [Tousing Projecis Aporoqimate Distance from Important institutions (in Km_)
City New [ Khulna { Khulna | KUET | English
Cemter | Maiket | Varsity | Medical Medium
{CBD} Cullege School
Sonadanga R/A (17 phase) 2.0 1. 30 15 7.0 .0
Sonadanga R/A (2™ phasc) 2.2 1.2 28 13 70 0.2
~onadanga Low-cost Housing 2.5 1.5 d.2 I 6.5 0s
Mirala R/A EE 32 15 30 80 1.0
Mujgunni R/A | 440 35 50 15 5.0 2.2
Daulatpur Housing Fstats 0 L a0 11.0 55 + 25 6.0
Shiromoni industrial Housing 1340 11.5 166 s | 2o 11.0
Mirerdanga Low-income Houging 120 10.5 150 95 [ 10 10.0

Source Field Survey, 2003

54 Social Aspects

It 15 also very important issue for the fand vacancy Terrorism in Khulng Cily is
mcreasing day by day, There are many musclemen grew and they hamper a normal
life of civil society. it is also a mental pressure for the civil people. For this reason,
landowners are not interested to make any kind of conflict with these musclemen. So
they were not interested © do any kind of construction on their land. In Sonadanga

2™ nhage and Muigunni, senple have to pay some money to local musclemen at the
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building construction. For this social hindrance, land owners arc not inclined to build

their house. This is one of the reasons for plot development,

52 Other Aspects
Except these above reasons there also have some other types of problem remaining
the land vacant in the study area. These problems were special case but also

responsible for land vacant

Some lands also face various types of problems In Daulatpur and Sonadanpa iow
cost housing, some cnemy propertics have been found and there living illegal people
in illcgal way. No enc to protcet them and no onc evicts these illcgal peoplc from

these lands. So these properiies remain vacant or uniused.

There also found one court case problems. Thesae cases are hangng for lasts 10 or 12
years long and nol yel given any resull from the courl. So the owner can nol use ths

land and remain vacant.

Frum these above discussion it could be easily understand that not a particular reason
15 responsible for land vacant. There are vanous types of causes are integrated to
responsible for the land vacant. All these causes of the [and wvacancy can be

mtegrated mto a flow diagmm that shown in below.

.
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Figure 5.7: Factors influencing the Low Development of Plotsin KDA Housing Projects
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CHAPIER 6: LOSSER FGR XERPING PLOTS VACANT

6.1 Introduction

When a housing projcct does not develop in time, it creates dilferent types of loses
ggainst the investment. Most of the KDA housing projects developed on the
agncultural land. To implement a housing project, it took a long time from the
acquisttion of land, which made the lose of agnicultural products. The infrastructures
like as road, drainage, electricity, telephone line, ete. are damaging due to lay down
for & long period in the housing projects. The vacant plots are unproductive for the
conccrned authority to eamn revenue income. In this study the losses are categonzed

into two types: Economic and Social.

Economdce losses: It mciudes the folfawing points:
» Losses ol holding lax
¢ Deccreasc the land value
« Losses of the retumn of services.

» [ oss of commercial activihes

Sacial Losses: It includes the folfowing points:
» Slum formation and squatter settlement
« Environmentz] pollunon

+ Increase social crime

6.2 Losses of Holding Tax

Yacant plots are a great opporiunity for the pnvate landowners o aviond municipai
service lax. The lose for Khuina City Corporation 15 huge in terms of money every
year. Pnvate owner is also not interesied 10 give services ax to the auvthonty. From
the field survey it has been found that about 71% land owner do not give any
municipal l1x and only 29% land owner pay [and taxes regularly to the KCC
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Figure 6.1: Landowner Payinrg Land Fax in the Study Area

|:| Tax payer

I E Tax dofauter

Souree. Field survey, 2002

Only land development tax is imposed on land. It is collecled by district settlement
office, Khulna. The rate of this tax is imposcd on both in the municipal area and
deterrmined by the rules of Land Development {LD) Tax Ordinance, 1976. The rules

for land taxes is descrbed below:

1. All land vsed for industnal, commercial or residential purposes in the city area
are denoted as non-agricultural land and then it is catcgorized as laxable or non-
taxabie.

2. If any land in the city/ municipal area kept left unplanied 15 also considered as
non-agricultural land and LD Tax is imposed on this land.

3, Il any iand is used for industnal/ commemsal laud out side the city, 1s also
considered as non- agricultural land, which is also considered as mxable land.

4, If any land 15 seguired for industmial, commercial or residential use or i any arca
i5 declared as mdustmal’ commercial or residential area, all land of this area will
be considered as non-agricnltural land. LD ‘Tax will be imposed on this land 100,

whenever 1f this land 15 non-used for some temporary time period.

Se, vacant plols in the KDA housing projecls considered as non-agnicultural land and
LD tax is imposcd according 1o ils [ocation. In the sludy area, vacant land Fals into

commercial area and its LD Tax imposed as commercial raie,
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The rate of LD Tax for different used land in Khulna City area given below-

o Tax rate for residential use is 60 1aka per decimal or 436 sq fi per year.
Most of the vacant land located in commercial zone and its LD Tax imposed as
commercial rate. No LD T'ax is collected from this land, So, huge amount of money

become uncollected and it {5 a great loss for the government.

Thete are & total of 712 developed plots with permanent structure in the study areas.
If the avcrage plot size considers as 3.5 katha, then the area is counted as 2429 katha,
i.e. 4111.8 deaamal. Hence it camns Taka 246708 per year. On the other hand, the
eight KDA housing projects consists of tolal 264 acre of land, i.c. 26141.4 decimal,
which may eamn annually Taka 1568484, So, the annual losses are Taka 1321776

from only land development 1ax.

6.3 Lower Land Value

Land is an asset. Proper usc of land can brng a good result and could be a source of
income. Unless, unused land can not be an asset. [n KDA residential areas, most
expensive land value has been seen than the residential plots of other parts of Khulna
City Vacant land extremely affects the land value. Unused land responsible to

dcereases the land value. Tt also cflects to olher adjacent arca.

6.4 Low Tocome Source

I'he KDA housing projects arc the planned residental areas in Khulna city and it is
one of the major mcome source of the landowner in KIDA housing projects because
the house rent is very high in Sonadanga, Nirala and Mujgunni residential areas.
Land is a major component for income sources. Proper use of land could be a preat
source of income. Vacant plots can not give that opporunity to the owner and also
efTect to the city markct. Here every parcel of the land 13 valuable. Housing rent in
already devcloped residential areas for residents is very high Rent structure of ali
those residential areas is given Chapler Seven. So it can be casily understand that for
thesc vacant plots in the study srea owner arc loosing huge amount of money and

with it Khulna City also efTected very much.



6.5 Slum Formation

Abandoned land could be a greal opporumitics for slum growth. In some of
residential areas, slums are formulated in the study area. Sium has been found on all
ol residential areas. In vacant plots of Sonadany (2 phaee), Mujgmei and Niraiz,
plots, small amount of slums is developed but in those areas, land vaive of residenitai
plots is the highest in KCC arca. Among all of the plots of Sonadanga low cost
housing, one plot is developed and except one plot, slums are developed on all other
plots. It is also a common picture on Daulatpur and Shiromoni residential areas
because only few plots are developed and in maximum vacant plots, slums are
developed. From those lands, limited number of revenue is very lower but their Jand
value 1§ very higher. Slum grew as an illegal way and without concern of ihe

lundowner but some slum grew by the permission of the concem owner.

6.6 Environmentza! Polluticn

o Vacant plots could be the sources to pollule the cnvironment. [nused land
encourages growing weed and other bushes that is a safc position for growing
and {iving mosquito This msect annoyed its nearest locality and people living
thereby.

o Many vacant plols are used as a dumping place by the residences. People in the
study area dump their wusle on vacant land. This wasie creatcs bad smeiling,

odors etc that help to pollute environment.

0O Water logging is also a common charactcr on the vacant land due to lack of
mainignance of the land Jt can be seen more frequent dunng rainy season. This

logged water produce huge amount of mosquito and other genns that effect to the

local people.

6,7 Increase Soctal Crime

‘There are many slums grew on the land, where living low-income people. There
have chances to occur many social ¢rimes from this place Sl area is a sale guard
to do drug business. Various types of drug like Phensydyl, ganjas el are found there.

Slim area on the railway land is the sources of varions types of drugs. People sold
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drug easily from this place and they are out of danger from the security forces.
Though it is not a major consequence but it creates great difficulties for the local

peopie, so it can not be neglected.

From the above discussion aboul effects of urban vacant plots, it can be stated that its
consequences are diversificd If all (hese effccts may nter linked, a vicious cyele can

be found. A cycle of effects of vacant plols on nrhan area 1s shown to the next page
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CHAPTEER 7: RECOMMENDATION AND CONCLUSION

7.1 Introduction

The foregoing discussion of the siate of the housing projects undertaken by the
KDA, problems of housing development as well as present problems and constraints
of housing development permits this siudy to make some recommendations.
Recommendations are made in different categonize like as Specific and general

recommendations,

7.2 Specific Recommendations

7.2.1 Restoration of the industries of Khunlna Region

If the layolT industries can be revived, it will give economic solvency W the people
of the urban arca. Then the plot owners will find options to construct new houscs

mmed at considerable honse rent.

7.12.2 Allocation of loans on deposit bascd by HBFC
The enhancement of house loans should be made casier with a view o motivating

people for the save purpose.

7.2.3 Provision of cost effective Transportation Facilitics
If iransportation is made cheaper and casier people can construct plols i the
periphery of the ¢ity like Shiromoni, Mirerdanga and Daulatpur residential areas and

maintain regular uninterrupted commumication with the job sites.

T.2.4 Decentralization of Community Facilities

It 1s evident that Decentralization ol community facilitics wiil cncourage a good
development of house building in the remotc arcas of the city. By appiving Uus
measure, Shiromoni, Daulatpur and Mirerdanga residential areas should be

developed. Besides this, it paves the way for city cxpansion with an effective rythem.
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7.2.% Intervention of Private Real Estate and Land Developers Companies
The milervention of ihese types of companies may help the plot owners by

construcling apartments building and providing hnuse loans for plot development.

7.3 General Recommendations
Considering the housing condition in Khuina as mentioned before the follnwing
cnnclusion may be made:
1} Despite a slow growth of population, at least 225,000 housing unils will be
required by the year 2020,
2} If KDA and oiher povernment agencies carryout their on going the future
housing programs, at best these can moct less than 4 percent of the total
honsing units will be constructed by the privale individual, if future planning

intervention is notl made tn achieve the goal,

Under the circumstances KDA, pursued the following policics to bridge the gap
between the housing needs and planned production of housing units. The following
pelicies are prepared in ihe tight of National housing policy and fifth the housing
program during the five year plan ol Bangladesh.

Policy-01: The development authoritics will play the role of facilitators of housing
development apart from their cxisting role. This policy 15 the refleciion of the
proposcd National Housing Policy, 1993, The approach was promoted by the
UNCHS in 1t HABITAT conlerence, 1996,

Implementation
KDA and HSD will negotiate with the private developer and assist them 1n site

sclection and executinn of the planned housing projects.

Control
Strict development conirol measure should be cxcreised by KDA in site selection to
cnsure the proposed land use of Structure plan. Private developer must pet the

approval of the design of their project from the planning and control authority,
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Implementing Agency
» Khulna Development Authority
s+ Housing and Scttlements Direcloraie

» DPrivatc Real Esiate Developers

Policy-02: providing assistance to the government agencies in the development of
housing schemes. KDA will provide assistance in the wdentification and development

of sites for the povernment housing schemes.

Justification

Any povernment agency authorized to undertake housing schemes either for its
emplovees or for the cimzen should seck assistance of KDA, and KDA also should
exlend ils assistance in the wdemification of sites, planning, and devclopment of the
area for housing This will promote more planned development and inler agency

coordination and deveiopment.

Implementation
KDA will discoss with the other public agencies and encourage to undertake housing

schemes as per the proposals of the structure plan.

Control
KDA must be very strict with repard the proposed land use by the development

agencies. So that planned developiment can be ensured.

Implementing agency
« Khulna development authority

s (Other developing agencies in public sector

Policy-03: Providing assistance to undertake housing schemes under private sector
KDA will provide assistance in the identification and development of siles for the

privale sector {formal) housing development schemes.
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Justification

Since the public sector development agencies can meet only a fraction of the housinyg
needs, the private sector will obviously come forward Lo bridge the gap. In this
situation (he authority will encourage the private sector and wilt ensure that all sort

of assistance- legal, technical, planning and 1f possible financial, be given to them.

Implementation
This is necessury to increase the planned development 1n the city. The authonty may
monitor the development In facl, in this instance, the authority will act as an enabler

to the private sector.

Contrl

KDA will ensute that the proposed land use following the structure plan.

!mplementing agency
» Khulna development authority

s Private developer

Policy —04: Making provision for the low-income people. As public development
authorities, KIDYA and HSD have to think aboul the housing facilities for the poor of

the city. Low income housinp can be provided to the low-income people,

Justification

Since the private sector housing development will be operated for profit, the low-
income poor houscholds will hardly pet access W these schemes. Thus, 1o reduce
unplanned slum type development, wsually done by the poor houscholds, the
development authority may underiake projects for low(income groups.

Implementation
Low-incom¢ housing can be promoted ou the basis of no ioss not profit basis, or at
best on the basis of marginal profits. Low-income housing schemes shouid be

designed in such a way that no one other than the wrygeted people can get it.
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Implementing agency
« Khulna development authority

» Housing and settlement directorate

Policy —05: Providing neccssary infrastructure to facilitate housing development.
Necessary infrastructures have to be provided o guide the planned housing

development of the city.

Justification

Infrastructure, such as road nerwork, water supply and power guide the development
of u city. These infrastructures, if planned properly, will shift idle land info the land
market. Particularly, the arzas, which are already within the city limit but not yet

developed as urban landscape, can be developed through such policy.

Implementation
Here infrastructure will guide development. 'he mvestment for infrastructure can be

realized by imposing betierment Lax.

Implementing agency
s Khulna Development Authority
* Khuina city corporation

» Local Governmeni Engineering Depariment

Policy-06: Planning interventions in the spontaneously development areas. Initiative
must be taken for the improvement of residential areas development without

planning inlervention

Justification

Most of the housing areas in cities of Bangladesh were developed spontancously
withoul any planning intervention. Similar experiences are available in Khulna,
where substantial areas of the city have grown without plan {meeting road nerwork,
drainape, other services, etc.).Such areas over time turn imto a slum where services

are highly inadequate.



67

Implementation
Planning authority must have some necessary intervention in these areas to provide

basic services, necessary road nctwork for circulation.

Implementing ageney
+ Khulna Development Authority
¢ Khulna city corporation

o Local Government Engincering Depanment

Policy-07: Upgrading slums and squatter seitiements. A large proportion of
population lives in the slum areas of two cities Initiatives must be taken 1o upgrade

their quality of housing,

Justification

This 1s &n on going program, undertaken by KCC with [inancial assistance from
LUNICEF. But such upgrading activities are limiled to a few slums and squatter
settlements. The slums and squatters out side the program should also get benefits of

such up gradation. Where upgrading 18 not possible, rclocation may be considered.

Implemcatation
KDA, KCC and other local bedies should come forward to Lake initiative to improve

the condition of the slums and squatter settiemerts.

Implementing agency
» Khulna' Development Authority
s Khulna city corporation
s Local Government Engineenng Department

* Donor apencics.

Policy-08: Continuous monitoring of housing market. The development authority
should menitor the principal aspect of housing market in Khulna. For this, it can

maintiain a database and can underake siudies from time to ime.
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Justification

‘T'he justification of the policy lies in the fact that housing constitutcs a large part of
the cily. Secondly, KDA can underiake housing project when it fecls 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.

[mplementation

KDA and Land Registry office have maintained eflicicnt database management
system (¢ g GIS syslem) and can undertake studies from time to time. The principal
components of housing market and housing demand, needs process of land

gonversion for housing and honsing finance.

Implementing agency
¢ Khulna Development Authority

» J.and Registration office

Policy-09:; Facililation of finance and mvestment in the housing sector. Housing
linancc facilities both from the public and private sector have to be provided to the
people intending to build houses.

Justification
Housing linance has been cmerged as onc of the major problems in the promotion of
housing, padiculariy in promoting planned development of housing. Housing finance

facilitics will accelerate the development process of Khulna city.

Implementation
This seems to be shared responsibility ol botk public and privale agencics. The
development auihorily can influence the financing authorities in providing credits.

Government, on the other hand, through its policy can facilitate finance in housing.

Implementing agency
s House building finance corporation(HBEC)

¢ Privatc housing loan companies (e g Delta BRAC house loan company)
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Policy —11; Promotion of participatory development proccss in the housing sector.

Justification

It has been indicated earlier that lack of parlicipation of the peoplc in the process of
development such as in housing is responsible for not being a total success of the
effort. Increasingly 1t 15 being emphasized to involve people for whom the
development of housing is sought. But the process is not yet expenimenied by the

pubtic authorities in Bangladesh.

Implementation
Legal constraints are perhaps there as 10 how the parinership wili be built. We have
discussed in detailed the process of participation and building parinership in the

working paper-2.

Imnlementing agency
« Khulna Development Authority

s The pnvate sector

Policy =11: Appropriate technologies should be 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-incomc housing type should be innovated.

Justification

This type of housing unit will best suit the poor people Many low-income housing
dcliverics in the past in Bangladesh lailed to reach the target group due to higher
standard.

Imalementing agencies
s Housing and building research institute {HBRT)
* Pnvate seclor

+ Non Government organizations




Among the above 11 policies adopted by the KDA no one is related to the housing
finance, which is the most important cause for slow development of plots in housing
areas. Till dalc some plots arc vacant even in the Sonadanga and Nirala residential
area and (his is larpely because of finanvial lacking The KDA is planming for
increasing its activiiies in housing seclor, il is acqniting new arcas and providing
sites and services but in the side of house owners there are a number of problems
relating to financial, locational and social problems. However, in the light of the

above the foliowing recommendations arc made by this study in the following.

7.4 Other Specifiz Recommendations
The following policy measures could be undertaken to facilitate the growth of
different types of residential bnildings in the housing arcas of KDA.

s Necessary infrastructure for heusing development
[nfrastructures, such as road, water, electnc supply, and other commnnity services
indicate the development of any kind of area particularly the planned residential area.
Planned infrastructure will gencrate idle land into the land market. Especially in the
fringe area, which are not developed. This is particnlarly important for Mujgunai,
Daulatpur and Sonadanga phase 111 for plot development.

»  Improvement of unplaened residentis! area

The houses, which arc developed spontaneously in a haphazard and unplanncd way,
have posses a low rent siructure, In the KDA planned area ¢ven some plots are
developed with no planning consideration. Such argas often turn into slums where
services are highly inadequate as Sonadanga low-income housing. The concemed
authonty must underiake ncecssary action to provide more basic services and

necessary road neotwork and other development activines.

=  Kites and Services Schemes
To reduce unplanned tvpe of development, the concemed development anthonty
may undertake site and serviges projects for the middle-income groups' people. Such

low and middle-income housing pronp can be promoted on the basis of marginal



profit. Low-inceme housing schemes should be designed in such a way that aong but

the wrget group can pet it

¢ Upgrading Slum Settlements

Slum settlement is mainly developed and occupied by the low-income group saving
poor services and facilities and there don't have basic urban scrvices, which indicate
lower consirection quality of houscs. Thors are slums nearer 1o the SRA which play
an impact role on the sunuunding entity of the residential area and pollute them. So
the concerned development auitonity »hould provide hasic urban services for their

environmental condvinon.

* fimance and fevesiment far the Bausing Seclor

Honsing finance is one of th¢ major problems ioi the proimoticn of housing,
particularly prumoting the planned residential area. This seems to be a shared
respansibifity of both the pubiic and privaie agencics. The development authotity cait
influgnce the anthornties to provide credit. On the other hand povemment can

tacihitate housing finance through (this pohcy.

Duc to rise the fund or capital, HBFC may vndertakc the program of savings and
pension scheme like as a Bank By this scheme, it may accumulate fand and provide

more [oan facilities for the polhicy holders,

*  Provide Serviced Land for Difivisni incvine Giroups

Lack of serviced land is anoiher important problem for the development of housing
sectors. There are a few amounts of people who have the abiiny 10 bulid kouses witn
their own resources. The concemed authority both public and privete agcincics can

provide serviced land for housing seciors.

*  IZUCBTYES IoT e Private Sectuor Housing Development
It is not possible for the development of housing seclors only by the governmeni,
The government should takc appropriate straliegy such as reduce lax om iand,

increasing [oan {acililies and ensurc legal, technical and planmng assistance w
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¢ncourage the private sectors to proved senviced land. This is necessary to increase

the planned residential housing unils of the city.

7.5 Conglusion

From the findings and discussion of this study, it found that the main reasons of siow
growtn of-5uilding construction in the housing projects are dug Lo 1e pOOr CCONOMIC
condition of the city dwellers in general, financial problem in parhicular, tack of
adequale basic urban services, and parily due to poor supervision and control of the
respensible orgamzation. T.ike Dhaka and Chittagong where housing condition is
cxplained by ils ertical shortages, in Khuina, the poor quality of housing apparently
seems to be more serious than the number of units needed. A large segment of
Khulng urban population belongs 1o low income groups. About the characleristics of
semi-permanent structures of the study area are deprived of basic urban services.
Increasing housing rent affecis the low and middie-income groups for growing
demand of houses. So from the Andings and analysis it can be understood that if the
KDA develops and adopts new policies wilh loaning facilities for housing and
provide appropriale services and facilities, the housing needs of the urbanites can be
mimimized as well as residential houses could be maintained within affordable {imit

and also with adequale benefits.

Growlh of Khulna City is mostly a linear pattern of settlement. Again, settlcment is
related 1o housing pattern, intrastructure facilities, population and its densify and also
related with the housing pattern and economic condition of the general people. As an
mndustnal, commercial, port city and as a divisional headquarters there should be
various types of office and institution in Khulna Migration of people might be
eucouraged in Khulna City from other parts of the country that will have two
potcntial roles as minimizing migration pressure of Dhaeka City snd influencing
yrowth of Khulna City,
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Plate 3: Existing Condition of Sonadanpa Low-tost Housing
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Plate 6: Existing Comdirion of Daulaiper Honsino Fatate
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Plate 8: Existing Condition of Mirerdanga [.ow-income Housing
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Field Survey Format to 1dentify the Existing Condition of the Plots into the Different
Sites and Services Schemes of Khulna Development Authority
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Field Survey Format to ldentify the Existing Use of the Buildings into the Different Sites
and Services Schemes of Khulna Development Authority

Plot No. RoadNo. | Use{ Uses of the Buildings

[ Residentil | Govt.Office | NGOOfice | Commercial |  Mixed

N

—_— T T T |
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(uestionnaire for “KDA Housing Projects: An investigation into the problems and corstraints of development ™

Identification of the piot :
s Name of the Resioential ABa......cccooe e o0 oo oo e
s Road#_. .. Piot# ... ...
Idemtification of the plot owner:
» [ the respondent owner of the plot? Yes . .. O
o [Fres, Mame of (e OWNET. . .o e ee osrrss e
s AgEL e Yeas
o Occupstion and incorme:
Service Holder Business Man
Service Types Income ( Tk /manth} I'vpes of Business_| Income (Tk./month}
Goversment Privale Company |
Semi-govt. Trading of Goods f
MNen-govt. i Industrialist |
Retired [ Shrimp Culture |
t Drhers I|
» g, who i the rspondent?
s Tenant of this bulding
= hember of the memer’s Family
«  Relative of the plof owner
«  Other {specify] .o

Department of Urban and Regional Flanming

Bangladesh L.lrilmal':'.|n|r of Englneenng and Techrology (BUET), Dhaka

(Al mhnna:‘mn mﬂbe used only B resesch pposact

If the: piot owner is not present, then the above mentioned informition: may be provided by a menber of his family

or the tenarr gr a cose redatve of the owner,

tmformation about the plot:

Year of Alacation:..................
Year of deed.

Are heve any I:rmldrng{s} amund your plot? ¥es......... No., .. .
Plot ownership pattern.
Allocated by KDAIHSD
Purchased from othar
Inherited

Gt

Have any of your family members gm plnt{s} in this residential area? Yes,, ...

If Yes, how many plots] .

Herve yowu or any of your farrnl-,r members gut plnf.[s] in other residential area? Yes.... ..

Mo, ...

if Yeg, Where... ... ... . ...How many pd(s). ..
Harve: you axry recidential bmll:hng in Khulna City? Yes........ No..........
If Yes, Where... wevvee e vvameee - WO of Building(sy ... ..
Do you want to sale this plot? Yes.. . o MO
If Yes, Why?
Inhnn:uunahnmtlwbulldmg .

Existing Condition of the Buiding

+ Complets Construction:. ............slored

«  Under Construction:................. floor
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i the building construction is complebad, then
+ Time Eken For constuction Staring Year............., Ending Year.........

IF the building is now under construction, why the delay:

Source of finance for building construction:

+ HEBFC Loan

=« Govermnant Bank Loan[Name:.......c.ce v Rae of imerest............ %]
«  Commerciat Bank Loan: [Name'. .......ccoee Rate of interest ............ %]
s Private Bank Loan; [N ... o v iaen Raie ofinerest ... %]
»  Personal Savings.

Lgcation of Residents and the Rent they pay;

Floors Specification | _ FiatType(Unitt |  Type of Residents House Rent
Single Double Tenant i Cramer (T rmonth)
Ground Floor [ f
} 1% Floor ! )
2 Floor ! !
3~ Floor | \
4 Flopr II 'I
5" Flogr [ |
Does the plol owner reside on this plot?  Yes........ (Moo, | lfnol Whera?

tn anofher planned resdential area of Khulna City

in olher parf of Khuina Cly out of piznned residential area
Cther city of Bangladesh {spedly).............cc..
Aboad (Speaiff)...... .. - e e e
Vilageof . . .. .disti

H the plot owner v within Khulna Cily, what is the type of house hefshe lives 2 pruﬁgﬂ?
E Ovined =571 [ Remat.or %) [FC0vt oAy S Sl quarter 2% |

& BT [SPECITY]. . .vveveesveremimecirrmics oo or et e e

Pay for different utility sarvices:

[ Type of serace Tk. { Month
{ Electricity
| Water
[Teleghane

=  Cther maintenance cosl paid for tis building . Tk fyear

Preaent Conditon of Administrative and Social Security of this area?
{ Good i [MotBad | [ Bad
» |f Bad, What type of problems are you facing hers?
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10. What are the factors that have comributed to present rate of growth of buikding construction in the plamned
residential areas of Khulna?
[ Factors that have contributed to present rate of growth of building construction
Admintstrative | Bureaucranc probkem to get permission for bullding plan
Otiers (specify)

Finangal Lack of HBFC kpan fagility in Xhulna

Comptaxily of Bank ican & repayrnent systen
Household income is not sufficient : ]
Pnca of bullding materials is not reasonable ! ]
Others (specify) f

Sonial Consructions are yet o take place in this residential area

Pressure of local muscleman dunng construction

Civig Taciliies Ike schoel, college, community center, hospital, slinic,
market el are not avallable in this residential area or nearby arga
Uliltty services are nol suitably avaiiable here

Distant from fown center

Cthers {specify)

| house rentin Khuina
| Land speculation is more profitable than building construchon. |
Cthers (specify)

Personal Investment is high but profitis low because of comparabively lower {

11. Plkase Comment:

Thank you for your cooperation

Sighaturs of the surveyor
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