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Dacca city io tho largest urban cantre in Bapgledesh. It facco

ABGTRACT

the nost gorious ghortage of housing. As s result of groving
‘preceure aon the limited housing narket, very few pooplo can
nov affori 0 purchase o house in Dacea and forr oinilnr roaoons
the coGt of romted accopmodation 1s also roapidly rininp.Uptill
now public occtor initletives hnvo not been sufficicnt to colve

thio provlco.

In this uitlmtiun' many of the resiﬁcnt-;s ‘nf Dacca have boon con-
pelled to look to the lend market 'uutﬂide the main city, And
many pooplc hava joined housing societies im their search for
owninz piloce of land,

The encxichco of housing oocleties represents an lmportont
gtage in the ovelution of Dacea's land markot. Before the 1970
tﬁam wore rolotively few housing societles, but so=day thoy
nuciber obout two Iundreds. Thoy are engagod in buying aond r.:lel—
ling land in and around Dacca city.

Howeover, thoy havo boen critieized as being partly rcoponoiblao
Iﬁr the ropid inercase in lopd valuos. Another chormge camotines
labelled ofainnt theso societies 1s that some of them do nat
ﬁmperl:r folloer planning criteria in proparing the loy-oub plaona
af t:hci'r:' giticoa ’

+
Tho prescat study 1s an attempt at examining the role and actie-
vities of the housing socleties in and around Dacca city mmd

their irmpoct eon the housing market. The study anelyoes the
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land vhich tho pocleties are doaling with and the nanagonemt
nnh fanctlicgning of the socictles. The study clso attanptc to
onalyso the socio=oconomic background of the members of tho

Bocietico in gn attompt to find out what kind of people thoy
ore and the nature of their demond for houeing,

The otuly obnorvos thet tho housing conpanien are solf-finnncod
urﬁuninntiﬁnﬁlﬁﬁing the finonee of thair dircctors vho ore
nainly tho ufflﬁnnt pooplea of tho society, and a good mmbor
of then arc businessmon. On the otherhand the oxecutive cop~
mittekn af the co-operative pnuaing societles are both govern-
ment corvico holders and businesmmen. The etudy cloo f£inds that
the ponbeors or cugtomera of the hnusihg societios aro highly
eduented ond qulte r»ich and unjﬁrity of them arc employod in
goverimont oervlcos. Host of the members have not ya% roecivod
the ovmorghip of o plot from the socleties. Only o few hod oo
for completcd payments ond been given rqgiﬁtratiun.-

The housinpg ococletles are actuanlly operating as 1ntérmﬂﬁiarieu
betwecn tho buyers end ecllers -of land., They sre not actually
solving the housing problems of genoral people. Thnf oare Simply
providing ocrvico through uupplying land. But this servicoe jao

a very coctly onos The gocietiesn uru earning bugo prurit by
providing this sorvice. Vory fow percentoge of the tntal pnpu—

lation arc the pember of those cocleties, - :

The otudy concludes that it is net posoible to solvd thn houcing;
Problon of Dacco ¢ity by thosé pocieties. Govormment intorven-
tion in the fornm of ragulating or cemtrolling the soeiction is

o nocedoity in ar nttempt at solving the housing prﬁhleu af -
Dacea city, '
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CHAPTER-"1 * & ry. ﬂ-'f‘ 1:::,/
BOUSTC MAREKET ARD ITS EVOLUTION IR UHBAR -

1.4, Introduction

Along with food and ¢lothing, shelter is one of the bavic human
needs, To pootcon one's "hamo, Sweet home® i8 the natural yoor—
ning of noot citizens, Murthermore, theo provision of chelter

1o e matter of ooclal concern. Mest socletios recognize thot
everybody chould have shelter or a living place, rogardlecs

of their financilol statua. Fopulcr contentment, happiness,
gocial juotico cnd dignity for the people, to a groat mcasure,
emanats fron a livoable and docent housing environment, A hone
1o of importanco for the health of individuals and for tho
groyth of proper family relntionﬂhipn.1 The quality of tho -

houcins chvirmnoent is glse on indox of coclal hoalth,

But boualng, lilko other economic goods, hove demand which
often outotrip nu;gly.q?hiﬂ is uoually the case in fact
growinz urban arcos, ans the blgger the size of the eity,

tho groator io tk» mommitude of the problem, The largest
clties of the dovoeloping world, notably those with populations
above tuo milllon, confrant the greatest problom, Here tho
imbalances in the location of activities ana the proviciom

of housing are 1ikoly to toke placa,

te GuC. Iothur, Internatiennl Co—operative Allinnce : Randin~s
-in Cow-oporative Houd t ehars,




1.2 Typoc of houoing tenure

A person or froily living in urban housing io likely to ocoupy
tho dwelling under one of the three moln categoricn of tcmurat
{1) Oimer=occupiod {1i) rented, or (iil) rent free. Oumer
occupliod housnn ore those where the owner himself livoo in

the dudlling, Tho dwelling belongs to him, oither because hp
purchasod it or inherited it,

Rented nccompodntions are thoso dwellings where the occupants |
are not the ovmors of tho house. For the privileﬁu of using
the pecormedation, the occupant pays money or providos come
other benefit to tho owner. Thare are two catcgories of rentod
accomnodantiong viz., the privato housos, and the puhlié scctor

housing (f.c. tho govermment).

One type of acocoonodatien in urban areas is occupled mootly
by thosc rural londless who has moved to urban areas and
settled ns oquatter on vacant pleces of land or sloply occupy
door ways ord railvay stationo, Thio sort of housing hatc n

role to conbat the demand side of urban housing.

1.3 Housing Eituation in Bengladesh

In rural arcas, the majority of the fanilies are the owmor-
eccupiers of o house through inheritanco. Even people who
are sloply landloas usually posuesﬁ at loaot o homestead of
their oim. It wao found from a survey that 70% of the rural
fomilier in Dangledesh wero the outright owmers of their om
homestoadb. Hoot of the romaining 30% of the familios lived



in *Jemali? (Joint—owvnership) or mortgagod hnmeatend3.1 Tha
nuobor of fanmiljos living in rented housing in tho rurnl aroas
was almest neligible, This is underatendable, a2 the majority
of rural foniiiecs oripinate from the locsl arcas cmd are angoged
in farming. Thore is relotively little movenont of people ond
the mumbicr of poople renting eccommodation is thus very fou

in tho rural oroas,

In many cnall torma thcla najority of houssholds are owner=occupiod,
althourh thero arc also o number of households living in ronted
accamudt;tian.-. Marthermore, unlike rural areas, wvhere tho najo-—
rity of owace-occuplers trace thoir titles to inhoritance, in
sanll toma pany of. the awner-occupied houses have been purchased.
These gumers avc ofton people- of the surrounding locality tho
bhave cone to tho cpall town for work, businens, educaticn gnd

oo on. Thic pottorn neems to be nccelerating and i1a resulting

in inercoogd competition for urban land in many enall Sovno.

An outstarding axm;pln of this patterm could be found in +the
study of Joypurkot a small town in Bangledosh. 1% 1o & cub-
divisional contrc located in Bogra District, with a population

of about 15700 (1974 censua). Over the courco of time, as the
town hrd growm ip Size there has becn a change in the nature

of hmu omershdp, Deforeo 1947, the mn.‘,lu_ritr of housoc woro
inheritcd, mt of the houses built aince 1960, the majority

have coithor purchoced or I‘Eﬂteﬂ.E The came etudy revealo thatRYS5

1. Esusing ond ¥avironment Research Cell "Rural Hous in
adech : A field survoy and study of tho nﬁ_ﬂt&
cnn%tiun (B80=r, Dacen ’19’?3) Fo 3. )
2e AuHa ilondnl, A otudy af the Growth of n Patentinl
Toun (MORP Theoio SUEL. 1080) P, £y A0,
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of housce built bofore 1947 wore inherited but to-day the nnjo-
rity of all housos are elther purchaced or rented. Thus opproxi-
mately 35 are inherited, 58% are purchased, and ‘10% aro pfivutﬂly
rented houes. In addition, fhﬂrﬁ is a significant number of
governnent staff quarters., Thus an urbdsi™ Housing I’!ark_et.' is
_beginning to cnorge in Joypurhat, as the town grows in oize.

The proportion of accormodation either rentod or purchacod in
larger tovm and citles fEnds to increanc with rospect to city
aize, In iurgn tovns and citles nany and sometines anjority

of tho dvellors ars migfunts from differunt parts of the
nauntrf. 1% io oxpocted that most migrants to urban areas vill
nﬁt hovo inheritod s homs ér their ovn in the city, henco thoy
heve to-ront (or if thcy are able to purchnse)} accamnodation.
in udc‘:itic;n, nost gt adcainsasticn (staff quarters, labour
housing, otce) are alno concentrated mainly in tho major urban

EIrent,

Thua it is irn ibhs ooin urban areas that tho housing market io
developinn. 4 nojor proportion of urban people have cithor to
buy ond rent housing for thsir sccommodation. In doing oo they
oampetc for housing in the'market’..

1.4, Tho Houninpg Problenm nnd.the Housing ﬁarket

The emorponco ¢f a housing maxket is the resultant of a housing
problcm, Unlike in the rural areas, vhore the accommodation is
nootly inhorited, in tbe towns accommodation is elthor purchased

or reatod. This housing situation is reflected by tho forcos of



demond omd cupply. But in the fast-growing urbap areas, the
demand often outotripe supply, becaune of the largoe nuoboer

of ip-mipgranto and the limited amount of accommodations, So
a scarcitys of hesusing io croated which causea tho prico to

rice raﬁiilyh

When the grdce oscolates, these with little momey (the peor)
have to o oither vithout aceeammodation {equattere) or also
accept the very lotest etandard (slums), Meanwhilo, thoso with
somc money {middle ond upper ¢lass) become more intorected Go
buy lond ond housing, becouse the price is rising and 1% bocanes
a good invesfnont. But thé urban land market ic very complox,
and when tha priee of lond ic very high, people are un&hic to
find the lond or are uneble t¢ pay the full prico at a tino,

Hence *'intermodinries’® are noeded in o develeping urban houwoinz
norket to find tho lond for the customers and help them with
the financing of its purchase. In Dacea thia is observed uith

the emerscoce of tha "Housing Socleties®,

1f5 Hounoins Problom in Dacea City

Daccr city io the largest ufban centro in Bangladesh'with a
developing urban housing markot. It is alse the urbaen aroa
wvith tho grnaﬁoﬂt-hnusing protlem., In Daccn, the oxisting
honsing étack fclle far short of the demanﬂ.xhccerding to thoe
census ©f 1975, thore oxisted a hacklog of 47,195 housing
unito in Dnﬂc&iq The shortfoll in tho housing unito 1nralnu

1, Plonning Comnisslon Governmont of Banpladesh. Droft Socond

Five Yoar Flaon, 1980-85, May, 1980.



reflected in tho averago occupancy rate of the houses in Docca
which voroe 5.5 and ?.6% in 1960 and 1973, reapectively, Ilore-
over, tho nddition to supply through construction of now

housos ond subdivision of oxlsting stock aré not keeping
pace with the demand which is accslerating at o tremendous

rate. Ao o reoult fewvor and fevor people are avle to afford
& house in Dacce, For the same resson, house rento are.nloo

rining foster than most peoples incomo ean afford.

1.6 - The Enorpence of Houning Socleites

Urbon fomilics aro the victims of continuocusly rieing house
rents, and theoir dosire to own at least a emall houoc of tholr
own in Dacca city renaina & dream due to sky high priaﬂﬂ ef
urban londos A3 o result oiddle elass fanilies in particular,
aro loolins to the land market cutoide the city whore pricos
are loss gnd immd le more avnilable. In roeponse to thiso
decand buwsincgsoen and entreproneurs have responded by -
opening up housing socletlos te sell lond. How-a-doys andver—
tipement iz the naotlonal dalliocs for the eale of lond by
bousiny sociotiol are veary common. Thase sociotias aro
beginning o play o significant rele in tho land market of
Dacea city. In tho oarly and mid-1960*c the housing Socictloo
were rolativoly fow, To=day, they nunbor mere than two hmdreod,

Tuo typos of houning socicty con be identified, Oms ic a 'Houcing
Cooporativa®y, the other is a 'Housing Limited Company'. Thore
are a nuhor of differances botween the twe, which are diceussed

more fully in Chepter 5. But the most importany differcnco, ot
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loaat in thoorys ic that the cooperstives are a noo=profit
orgenioation of poople vho come togethaer to pool their I-EDIIDE'
apd by lomna for tha:maelves. Limdted companies, on thc othor
hani, are profif=nmeking private orgenisations, who are invelved
in the buoincos of buying land snd Belling 1t to custoners for

e profit.

Hovever, in rocont yearn, a nunber ¢f serious problems have
been ezporichncced with both housing cooporatives and houeinp
limited componict. Some housing cooperatives appear to behave
more lily pxofit « deeking privaote companien, while Gomo lini-

ted coopanios havo defraoudod thelr customers.

In poy chse, tho manber of houning sociction {of both typos)
has muhroanced in recent years to Such an extent that they
caused o problcen of coordination and proper eantrel on thc
part of tho Govornmomt. Consequently in 1979 the govoranent
tocporarily otopped toking registration of housing societiosn,
while Ghe credentinls of the societies were chocked. And in
1980 tho Urban Dovelopment Directornto (UDD) announced thnt
master plant preopared by the housing cocieties were to be

cubmittcd to them for proper plenning,

1.7 Objoctivos of the Study

The rapid growth of the housing societiss represente # mnjor
step in %hc ovolution of urban lsnd market. The managoaent

nuthority of the housing societies cldim thet they are oelving



tho houding provlen of Dacco City. They aro gupplying land o
the pecoplo vho dosire to own a house in Dacen. The banic ain
of this otudy 4o to oxamine whother the liousing Socletico arv
actually aolving the housing problem or making it woroo. A
mumboer of fictitions housine EBocietics have also surfrced to
eatn oome profit through buying and selling lond. However,the
i';i:vﬂrmcnt: hn roalized the existing problen of the housing
poclotios and hno taken bone nmoasures to chock untowesrd
growth, In the light of above problem this study andcavours
to hirhliclt tho followinp objdetiven:

i) To otudy the houoing societies and their wembers and
to develop an unlerstonding of thoir nature, purpesc

nnd fmetien,

ii) To idontify and consider the contribution of houoing
cociotinD in the housing market of Dacca c¢itye

1ii) Ia tho iicht of thic cemtribution to suggest govermont

approaches for denling with the housing societies.

1.8 Outlino of theo Methodology -

'
First of anll tho author studled the background of the housing
oocietlos to lmow the origin, g%uwth. rules and rogulationc
and government pelicies for co-operative housing end shsltor
programme. Information were collocteod from differcmt sccondary

Bourecce, lor cxarmlo, Euoks,journala, nawspapers and discucdion



with the oxperimeceed persons., The information collected from

these cources arc placed in chapter 3.

As o 'decond ctop tha author intervicwed a sample of houning
socidticc {Lodh co~operative and limited companies) to gather
knowledro dbvouat the lond owned ﬁy the cocicties, their monfie
genanit synten, orpouicational obructure, thelr gscets md-
hhc procoss of cdllecting and disposing land. 30 houoing
oocicticed were Sclected for these purpose. Tha result

derived £oor the ubove survoy ore presented in chapter & & D,

The Intervicir with only the management suthority of the nociotlen
micht ive a bincod result, for which rencon the author nioo
fntervicoucd o ood mmbor of members fronm both co-oporatives

and linited cumponies. The purpose of the intervieu with the
mexbero yod alco o know gboub their origin background ond
othern, 61 petbers (26 from co-operatives and 36 from limitod
companico) tore Golected for inmterview. The process of ocloce
ting neobers and the result derived from the survey arc

prescpted in chopter 6 of the thesis.

Finally, in chaptor 7 ond chapter 8 all aof thoe differont dato
15 broucht togother in an attompt to identify tho rola of the
housing nociotics in the land-mnrket of Dacea eity, amd asoecse
their contribution to solving ths housing problems of tho
population ot large.



CHAPTER - 2
CHARACTERIITICS OF AN UHBAH HCUSING MAREET

Tho nnnrgdncc-of housing societies roprescntod an important
otapo in the éﬂnlutiun of Dacca's housing markot. An uniernbon-
dinz of tho faetoro which Bhﬂpﬂ the urban houelng morket nny
help to rplain why housing oocloties hove reccotly becono go
significanu iﬂ Dacca Gity. -

211 HOouwring ac-a Commodlity

* In tho urbon- areas, housing bohaves oo o commodity, r@npunﬂiﬁg
to factorn of denand and supply. Ye cén btuy snd 5ell or ront
houoiny in tho narkst, But housing,. like land,is a unique. com
oxditys It differs from other commoditics not uniy becounc of
its-hiph initinl cost, and it's usuelly long lifo, btat aloo
bocauso of o additional important choracteristics whieh mako

it uniquoy i
?Firct, it hos aelweys been regarded oS a nocessibty
md ootond, it is {(in nost casco) immobile, The
fira% of thove places it in eontrast to other
oxpousivo cormnoditioc such as cars or colour
televisions : the pecond nmeanns that the future
of an individual houce can very rarely bo conl=
gidcred Aoparately from many other housos round
about it or from other locnl comslderations ouch
a3 roada, ehops ete. Indeced a house'a *markhstt
valus 1o mow a days explicitly linked to thcoe
f Dﬂtﬂmn 'Y

"1, Bcmmoll Goﬂunnity Project, Privnte Housing and tho torking
Claos (Bonmuwell, U.E. 1978) P.12.
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Tms, liko land the location of & house end the nature of the
purrounding civirponent 18 an leportont factor for detormining
its pricc., An iurban dwolling located far from employuent OhpPOY-
taniticrs mod coeinl facilitios 15 in most eases unattroctivo
for noot of the pooples But what influences a parson vhom ha

is choooing vhethor to ront or to purchano accomnodotion?

2«2 Advantapcg ond Discdvantapgean ur the Differont .
Type of Houoing Tanum Lo

2.241 Iicntod accnmndation

Althouch a porson living in rented accommodation lives in
otherts housc a5 tenant, there are some advantages to ronting
4 dwolling, For sxamplo, the initial -cost of obbaining tho
acconnodation is relatively low, and sometimes it 45 alrost
nil. Tho initicl cost the tenant usually bears i3 to doponii
6 noenth'o or 71 yoar's of ront in advanto as a oocurity for
non-payoent of ront,

Anothor advantane io that tho occupant of rented accommodation
has to bear rolatively little risk or responslbility for tho
proportye ILf tie dwelling is damaged (far exnmple, by f£iro)
it ic not tho tonant's loss, and he has little responcibility
for tho naintonanco of the houoe.

Forthermoro, ono other advantago of rentod acecoanadation 4o
the nobility vhich 4t allows to the temant.? The remtholder
moy more caoily chonge hic residence fronm one place to anothor,
without cnéountoring the cumbersome legal and financial proco-
dures imwolved in tranmsterring owncership. Thus rented

1a HeBy Darqu ond A.G, Hinnen Urban Lend Ecunnmir:.s (I-Incnillun,
UBA 1028) P 417,
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acconmodatlon hna fome advantapee particularly for the

housohold of linited means ond hiph mobilitye.

But thors ore o mmber of serious dissdvantages associoted
with remted accommodatlione. Firat of all in a tight housing
narket thoro uvill be nmany tenants whoe are not protected by
lobg termn loacoG. They nay have to vacete the howse ot the
will cf tho owdor and wlll bave difficulty finding oltemmative
accomodation at the same pricea In some casod tenants do not
have scparave living space of their own end are constsntly
under the femting of the owner or of cher tensnts which
interfores fith their privacy. lorecver, tho occupant will
usuclly havo 1ittle incentive fn inprove the dwellin; sinco
he ucunlly cnon not change any shepoe or structure of the |
building wiihout tho permission of tho owner.

A Bocond Corious disandvantage of rented accommodation io
finanecirl, Throvshout the life of the tenancy, the tenant
Iuill pay out {in mcney or kind) what would othorwisoc emcunt
to o conzidcrable investnont in housing. Yet, at the end of
the period he han cecunmlatod no equity in the property, and
hne nothing to chow for his expenditure. Thus renting io |
finaneinlly not 0o good for the tenant., For the majority of
people, oumerchin is a prefoerred form of tenure for the

gecurity md tho finsndal gain that 1t brings.
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‘2eld 2 Dﬂﬂar—occupatlon

For the ouner-gccupier, there is primarily a socinl dirnity
and prestige in living in one's own house, The owner has
almest complets cantrol and cholce over his living 5pane.2

- Moreovor, the finnnelal epdvantages ore perpstual, Whiic the
rato of rent in a tight housing market is generally dictated
by the landlerd, inflation in house rents does not adveracly
affeet owmmer-occupied hnﬁsehalda. They can elways feel sccurc
about their residence and in fzet, rising house pricesmy

benefit ther, as theoir property will increase in wvalue :

eleeeHome nﬁnerahip.is tho muﬁt revarding
T?gfphff housing tenure, It satiefies a doep
ﬁéﬂ natural deaire on the part of tho house-
holder o have independent control éf the
hone that shelters him and hie family. It
eivec him the greatest possible security
azainst price chenges that throanten his
apility to keep it. If the householder buys
his houso oo mortgapge, he buiidﬂ up by
Bteady coving, 2 cepitel acset for himself

and his ﬂeponﬂents“.5

1. HeBa Darau ond A.G. Hinman, op.cit. P« #16,

2. Comruuity Tovelopment Project; Profits Apninat Housin
An _Altornaiive CGuide to Housin ranance Eiondun 3ﬁF
1nformat10n and Ihtelligence nit, 1976} P,54,

3. T.Bs Cullinguorth, Problems of an Urbsn Society Vol, 2
{(London : George Allien and ﬁnwln Ltd., 19 Pe 576




Put thoro are ploo problems and obatacles to becominz o hone~
owners. For czmple, the initinl cosat of purchasing a houso
is very hirch., Moot people will purchaase |::1:11:|,.|r one houso in
thedr vholc Lifc tino and numally it is the largect E.Ln[;lo
purchaco ‘Lhn.t thoy maks, However, the use of the hcusa ic
opreai ovor nany years. Thus, unlike food or clnthi.ng, thich
a persol pays for os he conoumes it, the purchate of a hauso
involves o 1:.3_1130 eapital an it is n durable conmoditye

«sasHousing is 8 very costly inveotmont that
cboozbr 1ife time Savihgs amounting to several
tines on oornera avérage ennnal incomo. This
mu.lt:.plla varies from thﬂe or four to ten or
pore iz inverge ratio to the level of econamic
dovolopoont. It 1s often co high for poor
formilics in dmlluping countyles that normal
purcharo of housing is an impossibility for

o mohors of hnuneholds".1

This problen of tho high initial cost of housing it made
varse vhoo the individual demend for housing opace usually
does not coincido with his ability to pay for it.

1. United Invions Department of Econonics and Social Affoirs;
bk 0f Gchemed end Uncentrelled Settlemento 197
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2.5 Thae Individunl's Chonpging Housislg Demond Over Tinc

Most inaivldunl'c houeing demnnd changes over timo. In ehildhood
there ic no donond epart from the fopnily unit. In facty,in the
early 5tore o chlld noy ceven live in one room with hic parento,
An tho child ¢rows up, moro space is required oy the houschold,
When the childron got married, some additional space in roqui-
red, Whothor thoy livo eo a Joint fanily or whother tho marrded
children live soporately, the demond is for bigger houpen with
more Opacd O 8lse more houcsos, In olther capo, there 1o o

noy howdny deommé generanted ot the time of honsehold formae
tion, Howjevor, it is alBo qulte likely that the father ¢r Son
could net occirmlate the savings noedod to purchaso or to

build the now houos. As a result they must turn to rented
accomnodation. Tims, although on individual'a housing necd

is often prootest os o young narried person with perhapo o
young fanily, he doos nnt-uauallr have the abillty to poy

for 1t at that ctago of his life,

2.% Housing Finnneo

Bouning finnnco io aopée eltemative for some Qhouscholde vho
arc acoliing to bocons ownor-occupiera, They may resert to

borrowing tho money for tha house :

PCrdit is ef great significance to all ownors

aof urban lapd, whother they own it for utillzation
or for investment. Ability to get capitanl makec

1t ponaible for thousnnds of people with small



16

incanoos to ovn houses vho otherwioe could
not do GO ess»« The more difficult or the

pore cootly it is to obtaln such credit,

tho fouyeor are the investors in 1amil..'1

Ty finnnce the ipitinl cost of a house, people can sometineo |
borrowr from their frionds and relatives, or dlse toke o loan
from an institution. Put both of these sources are likoly to
be limited. oy fumiliauruill be able to secure an inforoal
loan fron friondc and rnlativeé with no or very low intércot,
Al in many doveloping countries, there are very few loone
gi?iﬁg institdtiﬂnﬂ. One reason is thot housing has to cumplétn
vith other inveatable sectors of the econony for profitability,.
Qthor typoo of cnnntiuctian for btusiness purposes (such ao
nhops, ugriculfural fnrm buildings, copmerclel buildingg,ctca)
or even othor typoo of btuelnosa aro pore profitcble and thorce

fore cafcr investnents than housing :

asne"0 the experlence of Indin shows,
domontic pavings form an impoftant pactor
in doveloping c¢conomics; but householde are
nore inelined to imhobillze their savings
by putting them into the form of livestochk,
farn gnd commsrcial buildings, oach,cguipe

nont mmd consumar dursbles {ranging from

1. H,B, Daran nnd A.G. [inman, opcit. P. 452.



97

two thirds to four-fifths of total savinga).
They also tend to put a smeller preportion of
their cavings into finsneisl forms that aro
not mocoptible to transfer through banko

mmd ercdit institutions. As a result, theso
oconomics bave inadequate cavings to provide
potontial for credlt 5upplys... Sources of
¢rcdit ond finance for invostment in the low
incono housing eector, particularly for slums
and nguattor scttlements, are extrecaly dif-
ficnlt o obtain. Direct government action
10 often thel only way to provido houslng

far lov=incooe ond slum papulatinnn...1

Often, thcroforc, the housing sector can not competo with other
more profitable ocetors of tho cconomy in torms of attrncting
inveatnomt, Consequently the recources for lognd are Just not
availablo or ard only evalloble ot prohibitively high ratos

of intorost, Comnoreinl banking institutions in particular

arq éftcn unwilling to provide long torn loana,. This is bo-
cause they borrow thoir funds from the publie, They must

alvayo be ready to protoct thelr ligquidity position. It 1o
easior for thon to do so0 with a Berles of short tem loano

than with long torm leoans. In a time of rising interoct rates,

1» United H,tions Departmont of Economics and Socinl Affsirn,
gpaCite Pa 1136 o
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it is alco pore profitable to lond short' than to *lend long‘,
The individunlc investment in o house, however, requires o
subatanticl loan over a long time period. For most individuopis,

thereforc, commoreinl banks cannot be the answer s

ewe"COm0Teinl banks are not good ngencies for
héndliés &ny Ercﬁt amount of urban land credit.
A large porcontage of thoir deposits beingp "on
donond®, thelr assots rmuat be such that thoy
cm be qﬁickly liquidated. In fact, they ares
ocltrictly linited by lew in the amount of lang
torn crodit uhich they may advance on roal
eotate aa gecurity. Savings bonks cnd trust
F:m:puniun are morv propoer agenclos for hand-
ling usbon land credit becausa neithor the
neture of thelr business nor the law imposoaa
fuch otrict 1lirits upon the long tiome credlt
vhich thoy noy hanﬂla“1....

A third problen for the individuel, trying to raise the
finance to purchnoo a house is tho questlion of security. Boforo
he con borror, ho mist have Bome sBocurity to guarantec thao loan.

But oftcn thooc vho nood the loane, don't have tho securitye.

+

1. H.B DéTau &  A.G. Hinman, op.cit. P. 459,
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Due to nanaodleobility of housing loans, people had to find .
other Huys of rnising the finance, One was through mutunl-bhelp
soclotios or Co—opcrative gsocieties, Hera a number of peoplo
would pool theoldr savinsa and jolntly rais;ae the finnneo vhich
the individunl was unable to do. This 1in the oripin of the
first huu:?f!_pg cooporostives in Dacca city. Another way of
paying tho bhigh cost of laed was to pay by instalments 4o

some intoroediary. Thies wae tho orlpgin of the limited Compondecs
in Docea Citya.

Theoo arc now houilng institutions "in Dacca, and ropresoni a
new phenanonan, But similar institutians have omerged in othox
ecountrico ond thn cxperiences of thesae other countries, nay
Give oone indientions of the way in which Dacen's housing
institutiona noy devoelop in the future,

2.5 Tho Imergonce of Finencial Imotitutions and
Froporizy Profeesionnals in Britain

The urbhon houwoing oarket of Bangladesh to—day may be eompared
to that of Dritain in the nlnetoonth century,. Population of
all the pojor citleo in Britoin lneromsed dramatically in tho
woko of Indastrinl Revolution, But the supply of housing for
tho workinrc elasn 414 not inerenso as fagt as the growvth in
urban popidotion. Consequently there wore terribtle Louoing
Bhortapee fox the poor in that period, and poor housinp
conditiomo provailed in most of tho ma.jnr citios of U.I{.1

1. Benvoll Gorn:mnity Project. Private Housing and thn vorking
elacs {Denwell, 1978) P. 19.
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2.5,1 The Emergence of Financianl Institutiona for Housing

During the Victorian era the income levels of most worliing
people in Britaoin were low. But for the richer sections of

the working population, come small savings allowed an ex-
pansion of mubtunl Zelf-=helf pctivities in all fields including
hnuﬂing.ﬂlmhe mutual pelf-helf activity in housing led to the
emergonce of tho first 'Building Societien'. The first Building
Boclety in Britain was formed in 1980, The building socictiec

received government recopnition in 1836 in the form !pf legisla-

tian +which -reflected their growing number and importance.

Hovever it is impbrtant to note that the building Bocieties
wore not a sipnificant force in the provision of housing : even
- - a8 late as 1914 after 100 years of existence, only 10% of nll
houses were owner-cccupied. So inspite of the early appearance
‘of 'Co-operative Bocieties' or 'mutunl aid societies, they waore
not able to Supply owner occupied houses to most of the urban .

population,

It is also intorosting to note that although they were wiewed,
by the commontators and writers of that time, as agencies for

" aiding the vorking man te buy a heuse in fact thay were usually
controlled by a board_of directors Hﬁiﬁh directly or indirectly
reflected the interests of the local elite. Eanch society was
advisod by a local solicitor (legal expert) and its board of
directors genorally consisted of local industrialists,

1. Eﬁ?ﬂ.ﬁ%ﬂﬂiﬁy PI‘G;]EGE‘ EE.Cit- P.13.
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professionnls and merchants, These societies often had close

linka with the local government (the Gouncil) who wore alGo

the local elite, and. the gﬁciaties'diréctars were aleoc often
- . . B ‘;_-.
elected members of the cnuncil.q

2.5.2 Tho cmergence of Froperty Professionals

The growth of the urban housing market also led to the cmergence
of new Iinds of property professionnls. These new professionnls
(knevm a5 estatc agents and ‘surveyors'} were mainly concer-
ned with the managing, buying and selling of property. lony

of thece new profossicnals were originally amall entrepronc-
ures, trodesmen or artisans who had started as landlords

owning cne or two houses of their own. As their businoss
extendod, their werk took in the managoment of other poople's
properties and eventually, they gained s seat on the board

of tha local building society.

Tittle ,'kill wa6 =zrequired to become an 'estate agent', and
men come to this 'profession' from verioue other origins,
Mnny of thosco }professionala' started from humble origins

and oventually became richmen with prestigious organisations.
inother group of 'professionals' which de?if;d;n substantinl
boost from the increasing volume ur.ﬁraperty ;rH!SﬂGtiODE
was the 'solicitors'. These wers the people who denlt with
the peper wark snd legal aspecta of buying, 8slling and
renting housinge

1, Bgnuell Commnity Project. Op.cit. F. 33, .
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Sd oot anly did new housing institutions smerge in the rapidly
urbanising. Bxritain, but a whole new profession of people spe-
cialisiné in property was created. The had clese links with

the housing institutions, end earned their monay from the

-prbfita to bo made from housinge

2s5.7 The Ferfomance of the Hineteenth Gentury Building
Sociotioes of Britain )

As the British cities grew in size, the demand for owner—
occupation increased, and the mechlnery for meeting thic
demnnd alsc I1nc¢rensed. Institutions emerged forlending
finance for housing to the public and borrow the' funds fron
othero vho wontod to iovest in housing. Prnfessionulsl eﬁﬂrged
for providing o mediating role between house builders, house-
purchascrs, and land-owners, NoWw two questions may be askod:
first, 'did these buildinga socletien (and professionnls)

help to eolve the sgmmﬁehﬂusing provlems, and second, whﬂtak

happened subsequently to theso institutiones and professicnaln?

In practice, the building pocietles could not provide a solu-
tion te the housing problem, becauso only the hipgher-income
gectionc of the working clase could afford the new houoing

built by these building societies.

Furthcrmore, the building societies wore not able to maintain
a Steady gupply of new houses. In the decade befare the First
World War, tho housing market hagan to callapﬂe due to threo

majn readsons ;3 (i) falling inecome (ii) alterpative investment
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opportunities and (1ii) government restrictions on the activi.
tiea of 1anﬂ10rds.1 These three factors resulted in such a
collapse in houde iilding thnt, after the First World War,
the Gnvernﬁent felt the n;casaity'of intervention in tho
housing narlket to ensure 'a supply of reasonable housing for
evcrﬁﬂné. The government intervention took several forms:

(1) ront control (from 1915) (1i) munieipal house building

and (iii) suﬁpidies to ‘ownor-occuplers'.

Inspite of the pgoverrment intervention in the eaTly 20ty con-
tury many of tho Buiiding societies were consolidated and
conceatrated into a fou big societies. The 63 societies which
existed in Ioweastle® in 1890 had shrunk te 35 by 1910, Some
of those éﬂﬂicticBIE?entunlly inereaced in size E; beeome
aational organization. Tnyﬁay the building societies in DBri-
taiﬁipray.an anormaué rula‘inrtha national housing markct, ’
As a fesult of more than 70 yearo of their activity with
contin;uus sovernment support the privnﬁe rented sector has
stendily declined, end most British people now live in owmer’

accupicd houses,

1« Banrell Cormmnity Project. Op.cit. P. 32 & 34,

* Rew castle is a major industrial ¢ity in the northeensat
of BEaglond.
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Housing Tommre ¢ Eogland ond Halenq
{In Percontapgos)

Y Private Ovner Council

ear tonant occupation tenant
1914 ad - 10 - T

g w .10 - =t . fh_q:- R
1938 58 32 | * wrvvan ;\5
1961 50 44 22 LB i
1976 18 55 3

Source 1 Laommll Commmnity Project Private Housine and the
_{{JI_I_:E‘ closs, .

The property *professionals® finnlly emorged as voery ioporbtant
peoplo in the housing field. They evon obtained aomo dégreo

of cocinl inportence and somo made their fortunes throuzh
thic proicscion,

A fou lcogoar from the British experience are worth roncnboring,
¥hen thoy firct otartod, the early British iocletics-woro haje
led oo tho saswver to the housing problem. Yot in thio roopoot
thoy clearly tviere not, becauso thay catered: only for theo
better olf poopleo, and the housing problems of the poor renained

untouched unloss government intervention took place.

sido Iz glde uvith government ;:Ii‘nrt tﬁe building Enciqticn
eontimied to pleoy a role in the British housing Market, ¢mad
vith Gevernbont support grew stronger omd atronger until thoy
becomd maticaally important inatitutions.



CHAPTER- 3

QRIGIN AND GROWTH OF HOUSIFG
SOCIETIES IN GREATER DACCA, -

3.1 Housing Co-operative (The 1950'as)

The pionecrs for starting housing socioties in our cuuntfg
vere mainly the non«lozal businessmen who migrated fram India
at the time of partition in 1947. They started this activity
not with a business motive, but in order so thet they could
mors 0asily become the owner of a house by o joint or co-opo-
rative venture, For thie purpose they decided to buy land and
bulld milti=-aboried housed Jointly on a co~operative basirc,
These houseos or flats were to be distributed among the moobers
of the society. As a result, s few housing colonies camc into
existenco carly in the {950'5. Amjinavad end Hoenabad Colonies
in Dacca are examples of sﬁch kind of colonlen develo%ed oy

non-tongali bunoincesnen.

Bome housing Soclieties were aleo formed by the government
employoeb. DBub this second type of scciety was almost inactive,
Little propress wan? pade due bo vartious limitations. Thesoe

limitationg inecludod inefficient mdministration, defective

organizational gdet-up, non-availability of funds, lack of

integrotion and finmally lack of proper government Eupar?iSiun-1

1a ApSells Abdul Quium, Finenging of Urban Housing in Bangladenh
(II0RP Theric, BUET. Dacca 1978) P, 40,




26 .

In 1955, five houcing uncieties wore glven registration, In
1954 f£ivo noze housing societies ware eloo rogistered, Tho
first regictorcd houslnp soclety of this country was tho

Dacea Indurtrial Housing Co-operative Society formod in

l{amh, 1955, Imzedintoly after this, tho Baitul Aman Co-
operulive Howaing Soclety come into oxistence on 19th August,
1953, Ini{ially all the initintérs of these twe houoing cocio-—
tieo voI0 non~bongali iomigronts bfiom India after tho porti-
tion of 1987, Those imnigrant rofugees settled mainly in tho
mgjor tome of the then Enat Pakistan, |

The formation Of co-oporatives wan a preesss by vhich they
could oanily purchase their own,house. Another casuse of fan-
oaticn of Louning co=operatiwe by the non-bengali imiprambn
that theso poople 4ld not hove many apsots in East Palingen,
ord as $hoy trmmaferred their proporty from India to Eoct
Pekiotan, the tuylng of a houss was a good way of inveoting

thelir powonblo oposta.

The 9667

Tho nuber of co—operative houoing sociotiea substantinlly
increaded fron 1962 to 1965. Becmiso that poriocd was rilativoly
steble Loth cuonomically end politieally, which oncourosd tha
increase of %tlose vocieties. Another importaont rsasen for the’
ﬁncrﬂasa in tha rumber of co~operative housing oociotios during
thic pérdod, tas that It was the poried of Co-operative novenent

ir thin country various typee of co-operatives were formed in
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.reoponse to Governmont encouragement during the sorly 1960's,
One snother rcason for the growth of housing co-oporatives

may have beon duo to the rapid growth of Dacca city at

time,

-ghe 19700
Another period of expansion in the mumber of housing co—operatives
took place after the independence of Bangladesh. This pericd ‘wes
mairly fram 1975 to 1975,

After liberotion the problem of housing was acute throughout
the urbon areac. To help meot this problem the then Gnverﬂmﬁnt
gave nor: 95ress on co-operative housing. In the First Five
Year Plen {19%3-78) taka 1000 million was envisaged for cx-
panditure for co—operative housing and shelter prograrmod.
Of which taka 2 million to be allocated to a proposed Co- _ _
operative Houcing Corporation as etart-up capital.1 The plan
proposed Lo set ect-up institutions for proceeding eppropriato -
guidance, cupport and executing responsibidities in the field

of co—oporative housing :

is Co-operative Houelng Advisory Board (CHAB) : to frame
gll types of govornment policy gulde lines regarding

ohelters and co-operative housing.

ji. OCo-oporative Housing Corporation (GHC) : to sponsor;
dﬁvclup, implement and the manngement of co~operative

housing programmes,

1, Flenning Commission, Governmment of Dangladesh, The First
Five Yoar Plan 1973-78, P. #402,
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1#i, Co~oparative llowsing Finance Corporation (CHFG) :
o mobilize reoources and dispense funde forr
parpodns of financing co-oporative housing ond

oholten PTORrannes .

Aftor tho proscobotion of the First Five Year Plon a pordes
of maoting tool place to teke decision for the implenantation
of thc progromrze A oub-conritiee prosentod a report to tho
governaits Lut wmfortunntely the recomnendationo of the
repart vore nov finally implemontod due to various reaSinc.
Finanaial cr:nﬂition of the pevernmont ot that timo did not
at nll eiigir irrresting imgn omount of moroy to thic coctors
Govoromnms lnd to incur subotantial amount of monoy to izport
foodgrain frmm mz:taidu the country. Ruestion also aresc,
instond of oubsldizing the Co-operative Houoing oechor,
goveronont could take up public hnusiné schames. Politienl
eriocs during tho plan pericd 1s also an izportant factor

to thc_ prﬁpar inplencntation of the plan. The adminiotration
of the pov povernnsnt that came to powor perhaps wore not
setinfied in rmech plan~-programme of the First Five Year Flen

for thn horndns poetor.

Batiocn T72 omd 11975, 20 Housing Cu—aparétives vore rogiotorei®.
In tho £izct half of the First Fivo Year Plon peried (hwero vas
agen o groduol dncreace in ths gumber of housing gocintics

* Housipnp C cratives were registored os follows ¢t 1 in
1972, 2 in 1973, 7 in 1974, 10 in 1975.
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perhapn due to cocouragement in the plen document. In 1976
the mrmbor of rogdstration of housing co-—operatlive was nil,
At thnt time Hartinl Lew Govermment was maling the combzya
People uee not understanding what will be the policy of ho
noew povernoent gbout the chelter programme., After 1976 uhan
gradval piability ceme in tho politleal atmosphere aof tho
country, anoin the oumbor of reglotered co—operatlives startad
incrensing. Botieen 1977 to ‘1980, 30 housing socletics uore
roginternl,™ But from the lest hall of 1979, povermment hecamo
atrict in civing regictration of now bousing co-aperativoe ab
becmrag a wwmibor of fake housipy societies come into thoe hooe

siny maxmt with had business nmotive,

4 reccnv pheomonen has been tho murshrooming of housing cow
operativos, ¢ll professing through lavish pedin publicity
pelficos Scrvlee to their clionts. These cocletles have G0
take thwvilr recdiotration Crom the office of Assistant
Ropintrar of Cowoporatives umdor the Co-sperntive Soctoticn
Actas 1940, According to information supplied from the offico
of the Iinpistant Reglatror of Co-operatives, thero ore 86
recistorod Heounlng Co~oporatives in tho Daoca Metropoliton
area till Docesher 1980 (Table-1).

JeJs3 Cuigin of tho Houoing Limited Companies

Housing Liritod Companles atarted in cur country mainly cfgor
the liverction of 1971. In tho Pakistan Poriod there were omly

. Huucﬁ.n{; Socioties were registered ac follows : 2 in 1977
9 in 1975, 1 1n 1979 =2nd 8 in 7980,



n fou private limited compenies vho were involved in the
housing noxltet in addition to various other busineps of the
compay. Dubt in practice the land and housing busincso of

theso linited companles was innctive in thset period,

Aftcr liiynmtﬂ.an, Daeca City pgrow in I:I.mpnrt'unce both cccnoni-
cally md nolitfically. The pruscure of population alco incvoge
sed ropidly dny by day. A huge number of people cﬁm to liva
in Dacca fronm both inside ond outbide the country. Truéo ol
comzeres 0lseo oxpanded oo Dacca functicned as the capitnl af
an inAopondcnt nation. A number of Diplomotic Miecions md
officos of Iutcrmqti:nnnl Orgcnizations were also estobiished

in Dacen,

All theoe cronbted a severe problem of khousing, Identils

thisg problcn nr acuto chortage of dwolling bouses in oé oround
the city oo compared to increasing:number of pepulation, hao
led pony Wudincssmen to open housing companies to eoll ploto

to thoao sooking tholr own nccommodation.

Hov thcxo civ nesr cbout a hundred limited companien dopling
in cllotmint of plots in and oround Dacea City. The mmbor of
housin® canponies Increpsed tremandounly during the poriod of
197900, Lccornding to the office of the Ilegjistrar of Jn:i.ﬁt

Stock Capenion, from tho bogining of 1979 to January 19830,

a‘br.:n:l.‘t; #0 hooing coupanles were given repistration. Tho muoe
ber of housiag companies for 1980 would probebly be much more

hlghen $om Iren Sae loct ycars. How o dsys advertisement in
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the naticasl dailles, Radio, Television for allotment of

ploto by private limited companies or housing }Juciﬂtinu nro
vory cormast, Thsse housing limited companies are formed with
compary act by talilng repistration from the Roglotrar of

Joint E%toclt Compemies, In 1979, one possiblo causae of the
sudden oxpaveion of thede limited companiocs was perhops that
in 1979 the offlco of the Assistent Rogiotrar of Co~oporatives.
inpoodd o rontriction on thoe reglstraticon of housing m—-cpara-:
tives Loctobios. Before thin pestriction, it ie beliesnd that
rany boujlzp; limdited companies were actually remietered as

houning comtparatives.
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Bource 3 Officos of the District Assistont Registrar of
Co=tpporatives ond tho Registror of Joint Stocl:
CORDONLica,



CHAPTER - 4
THE STUDY OF THE HOUSING SOCIETIES

4.1 Hethodolory

The study wac carried out by adopting the following methodolo-
gical approachcs

A guestionnairo survey was conducted on different co-oporativd
housing focinties and housing limited companies to collact .
primery lnformation about their activities in Dacca. 30 housing
socletics from both co~operatives ond limited companies irero
aelected for interview from the total of 1681 registered focio-=
tiess In gcleocting the sample certaln selection eriterin \ero

adopted :

e) The sample was to consist of both co=operative soclieties

md limited companles.

b) The sample should almo contain some ©ld, Medium-age and new

gaocieties,

¢} Housing cocieties operating at different locations {Savar,

Mohammadpur, Mirpur and others)} were to be selocted.

Firat of all, two lists, ome of registered housing co-opeorantives
and the other of limited housing companies, were collected from
the offices of Asaistant Registrar of Co-operativee and Repiatrar
of Joint Stock Compenies. Thess linta gave the name, ropistra-

& :
tion nusiber, ﬂatﬁﬂof registration and addresz of the socleties,

-y,
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Fram thic the cothor collectod the sample housing soeloty of
difforent agen. The nothod of interview was a saml-st'uct"“ﬂﬂ
questionnoirc. The cubjects of investigation tmcludeﬁ ""_'q,_
vore tho backfround of societics, information about their
aites, mopogonent, finance, process of buying and wolling af
land, thoir future plan progromme ete, To take interviow from
30 sociotion (12 ecwoperatives ond 18 limited companioc) tho
author had to visit about 40 cocietles hecause not 21) the
aoclotdlos 1voro presantly active while Some socinties woro
found to be olways closed. Agoin come Bocietlies indiroetly
refuncd t¢ ive interviow,

4,21 Tho Houcinm Societien' Lond

4,21 Iacotiomn

The wojorlty of the larnd owned by the housing sociatien in lo-
cated in tho Savar arca. Qut of 30 Euciﬁtias interviocwed 17
werc bolding land at Savar (Table &4.1), and out of thair 40
aitec, Z5 wore in Bavar (Table 4,2). The sitos arc mainly
locatod around tho Jahangir Hagar University, Sovar cantonmont

»

and Barar Dairy form and undor Kashimpur, Gonakbari, Rojasom,
Habinacar Unions, on both sides of the Dacca-Aricha hichuay.

The next larjest concentration of sitec of tho housing socioties
18 in tho NMohmrmodpur area. Out of 30 housing soclotics 8 hod
land at Mobormadpur (Table 4.1) which was 8 out of 40 oitop
{Table 4,2), Theso Bites are mainly vncaﬁt low land on tho
north-woot ©ldo of the prosent Mohomnadpur rocidentinl aron

ond to tho tvost oide of Shayamoli,
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Some houslng oocietics havo aloo started at the North bank of
Mirpur bridgc. Those gocieties have developed normally in tho
relatively cheop low land of Mirpur et a certaln distance fronm
Iirpur Bacory 2 of the 30 housing societies interviocwed verc
located in Hirpur (Table #;1) with 3 sites (Tablo 4.2).

Other locationn are Pongi, Joydevpur and Jatrabdari. But thooo
housing sociotios are relatively smoll, now and disporaod,
unlike the Gavar omd Mohemmadpur~based housing socictieny
5 housing socioties wore founi in these places. Recently a

. Tew howning socleties have olso beon established on both oidas
of Fow Adrpert Road, These housing ao;::ieties ara locatod at
differoat places on both gides of Dacen-Tongi Road at & cone

olderable distanea from ench other,

TABLE 4.1, NUINBER OF BUUSIRG SOCIETIES QPERATING
AT DIFFERENT LOCATIQHS

i Total E E Mohsmmadpur § Mirpur ! Othors
3 Survo-|! Bavar ! ! H
todog ! H ! H
-Housing .
Co=oporativo 12 7 bl 1 2%
Housing
Ltd - '
Company 18 10 &6 1 400
Total %0 17 8 s 5

Boureo” i Ield Survey, 1981,

* Tonrdl, Joydovpur.
*+ Jatrabari,




TABLE 4,2, HNINRER OF SITES IN DIFFERENT LOCATIONS

’ 1 ] t ¥
Totnl O On + Hohopo- , ¥

E of citos | Savar . Dadpur Mirpur ' Othero
Houeing -
¢o-opeTa-
tive 15 a 2 1 2
Houwaing Ltd, 27 17 6 2 -2
c -
Tatal 20 25

Source : Ticld Curvoy, 1981.

R .
4,2.2 Rbooons for Selection of Sites
Tho pain foctor for determmining the location of sites Ly tho
housing cociotico in these arcas i availability of rolotivoly
chenp land, Theoo are the places where a large anount of land
in a;: ploce in avellable for housing eomplexen. The Second
factor for dcternining the luéutiun of sites to these arcac
ia that tho tromd of expannion of Greater Dacca is tounrds
north opd all of those areas are locatod near to the major
high wayo linlting Dacea City. Tho sitce in thece aress havo
a2 good pocoibility of quick devolopment ns they am e¢losc to

oxicting usrbon centres.

Re2.3 Thxbor of Gites Ouned by Each Society

Most of tho housing socleties own only ono or two sitea, Tho
majority bold only ome olte each, From Table 2.2 it ir scen
that the majority of co=oOporative housing societies arc
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usuelly cngaged within only ons site, It is because housing
cn-npnrutivg normally garow in a site to sclve only the mi:n:L‘t:-eJ:';."lja'-Ii
housing problem. Wherever they have sclved the problem they
normally atopped thelr activities. But for housing limited
companien it is different. 49 housing compsnies are engaped

in the land business, they often mey have more than one =ite

for profit notives,

TABLE 4,3 IIBER OF SITES OWNED BY HCOUSING SOCIETIES

No, of Sites

2 5 &
Houping
Co=gperative : 10 2 % -
Houping Ltd.
Company 11 5 2 -

Source : Field Survey, 1981
f L

] *

Ho2e& Thumber of Places the Housing Societiesc Operate

Naturally, vith only one site the mejority of the housinc co-
operative oocietiea operate at only one location, Cnly one
had schomeo in two locations which were Savar smd Tongi
{Table 4,4)}. 3 out of jB bousing limited compeanles have sitnes
in two locationa, and 1 has three locations. The housing com-
paniecs with thro locations were : Bavar and Mohammadpur, Sarar
and Jatrabari ond Joydevpur end Mirpur respectively. The hou-
sing campany vith 3 locations was at Savar, Mohammadpur and
Mirpur.



TADLE 4,4  DISTRIBUTION OF HOUSIRG SOGIETIES
BY THE RUMBLH OF LOCATION

Ho. of locaticne

1 2 3 £
Houoing Co-oporactive 11 L
Eousing Lid. Coopany” 14 3 1

Source : FPiold Burvey, 1981,

— ’ 4;2.5‘ Sigo of Eltces

( Tha .
Tghu nirzo of oitos of tho housing sdcleties was reletod to tho
location, Bitoo at the Savar aroa rongod from very amall aloo
to vory bie ciro (1.65 more to 150 acro). But for HMohammadpur,
Mirpur cnd cther placos sites were not so big-all beloy 50

acrea (Tablo H.5).

The olzc of citon also varied with respect to tho type of
sacicty.lrur co=oporative housirg cocisty the size of oltes
tende to bo concmmtrated more in the middle of the rangso
{Table 4.6)e Ha::?ﬁf the Housing Co=-operatives was found tvhoce
~Bize of Bite tran more than 100 acre. For limited hnuﬂing Can=
panios hovovor, 6ll sizes (small an@ very big) of oites wero
foumd., Throe cito of houning companies wore found more than
100 oeros, oll located in.EhVar. This porhepe reflects tho
difforins functiono of the two kinds of housing society.
Eouelne Canpoanioe are postly engoged in buying end selling
land, co tﬁﬂy accurmilate as mich cheap=laond as peossiblo for
futuro profite. On the other hand the co—oporative socictdos



o
mostly buy lond depending on the mumber of their memberes.
Another ¢outo of big oite of the limited companies ip that
limjitod houning companies have encugh capltal to buy bugo
1land but the houcing co~operastives mostly depend on tho dopO-
5ita of merber which are vory limited.

TAOLE 4.5, GLZE OF SITE VERSUS LOCATION

Loestion Total %
< nosef T i) 1M1= 21- 1= 81 51= 6= 74 B1= 101
sitos  q0™ 20 20 40 50 €0 70 B0 90 150
Savar 25 4 5 Hho2 3 4 2 1 2
Mohammadpnr a8 2 1 2 1
Mirpur % 1 1 1
Others s 1 101 1
B B 5 % 6 84 2 11 2

Total Lo

Source : Fiold Curvey, 1981.

TARLT 4,6 O126 OF SITES ARD HOUSIRG SOCIETIES

Total
No.0f 1= Me 2% _ Fle e 51a 6= 1= 0=
sitec 10 20 .30;,}30 50 € 70 100 150

Hous ing
CO=OpPCI- -
tivo 15 1 3 2 1 2 2 1 1

E&uninf: ‘
til. ,
Conpony 27 7 .5 3 2 8 2 1 1 2

Bource 1 Ficld Survey, 1981,

W



I% oppearo fion above diacunsion that the housing suciei;ies aro
nalnly locatod on the northorn sido of Dacca city such ae Savar,
Mobamnadpur, irpur, Tongi, Joydevpur ote, But the mejority of
the pocictios wore located in Savar, while the second lorgoot
concembraticn was in Mobhammadpur. Host of the societlcosc mm.
only onc pito oach and majority of them operate at only ono
location, £ize of site ranged from vary amall size to very big

size depomiing on the location.of tho soclety,



GHAPTER - 5
BACKGROUND CF THE ECUDAING SQCLETIES

5«1 Heuning Linited Conpany

Houeing Linitcd Companies are formod under the rules of company
lay 1913 and rcaquire rogistrotion rmﬁ tho office of the LHogide
trar of Joint Dtock Companies, 411 the housing coopanies intor-
viowed wére rogiotored and hed registration numbers and daka,
Bach tho housins companies have to maintain sn of fice ta deol
vith ito cuﬂ'i.‘-ﬂmcriz. Some had separate officeos d:cupying ano

or twe roands [nd oome maintained an office in tho Hannging
Diroctor*s residonce, lany companies also maintained offiecos

at the heuoine niten, All the housing coopanies maintzinod

some full-gimn and cone poart~time stnffs for tha offico monn-
genants *i"neJ pize and number of Etgai‘fu varied accordine to

the sire ond ocnloe of operation of the corpany.

Houning limited couponles are genorolly formod and momaged by
a board of diroctors. There may be n Managing Director, a
Chairmnn, a Becretory, a Vice-Uhairmon and some other momberd

in the bonrd of momagcencnt.

5atel DixToctors

A typical limited heusing company is normally a small organisa-
tien 1lilze n 0andll business firm. Ouwnership of the compony io
within o cacll nuwber of persons. Ths management often cons—

titute o cnoll board of directorsa. Humber of ctaffe for offico



managernent is also small, Some of the housing companies® zsgets

are omall vhile tbet of é&thers as=ots ore large,

Cut of "3 housing companies interviewed,, the board of management
of 5 housing companies consisted of 3 directors sach and 5 COn-
gisted of # dircctors ench, respectively (Table 5.1). Only 3
companics had more than 10 directofs. On the otherhand, 2 hou-
aing componice ‘had only two dlrectors (husband and wife).

TABLE 5,1 HOUSING COMPANIES WITH THEIR NUMBER OF DIRECTQORS

Roe.of Dircctors 1 2 3 4 5 & 2 8 ¢ 10+

Rosof L. )
Compaonics L 2 5 5 1 1 1 oo I, S b

Sourcc @ Field burvey, 1981,

* Twu'Cnnpanius hnd 12 directors nnd one company had 30 dircctors.

In moet cases the directoro of the companies were selocted por-
sons, Thede compandics operote almost like private businosn
organinations. The majority (72%) of the housing companies
intervieved wcrc fournd to have selected board of directoreo
while 3 (17%5) had not yet time for election mor yet docided
vwhether they will held election or not and 2 were proposing

ta hold olcetions in the near future (Table 5.2).
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TABLE S,2. IUFBER OF COMPANIE] HAVIRG ELECTED/SELECTED:
BOARD CF DIGECTORS.

Ho.of Ltd. Companies

Selected 13
Proposing to Flection : 2
Hot yot docidod | 3

Bource : inld Durvey, 1981.

The mjn;'i’-:y of the housing eociatios wore formed from within
the circlo of [riends apd reolatives, Yhe directoro in most
cases vope fonnd o be relative and frionds. Out of 16 houoin:
cocietices Glie board t.::f directors of 3 vore cample;ely sonfincd
within &c rolatives, 8 wore mithi;n the friepds and 5 vore wi-
thin both frionds and relatives {Table 5.3). The remaining two
housing corpandios bad board of directors who belong to tho a%j_me

officc ol profencion.

TADLE 5.5« BOALD OF DIRECTORS OF HOUSING SOCIETIES
LIGTRIDUTED BY TYPE OF RELATIORSIIIP

Dirsctors Rolationship {  No.of Companiee

Ielntivoa

Fricnds

Both Rolotives & Friendo
Offico Acgualntnncos

M w0 W

Source ¢ Fiold furvey, 1981.
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Oouniny Companiocs ugually held informal nectings emonz tho board
of dircctors to take any daclsion rolated to thelir companioD. ]
In onjority caces tho directors of the board were co closely
reloted thnt thoey do not need to sorve any notice for any
meetinn, Tnoy hold peotings among the directnrﬁ any tinc ubon-
over neceonory with vorbnl information. Same of the houoing
comparico infezmed that they conducted meeting ot lecst onco
a month o noe ozisting company rule. It was also found that
the mecotins of come of the housing cetpanies completely éeoponded
- on ;hc dociro of thalr Hnnqging Director. The Managinpg Dircctor
»{iﬂi@t cnll a nooting whenover he feltljj‘it NNCeSSATY. Accorilng
to inforvinﬂs with the Airoetore, the attendence of thoe board
nepbernd in Tho pootlng wao quite good, The housing companion
normally did not Lold neetiné with the menbors. In Buch cooos

the nerboro wvore oimply treated as customeru of- the compony. .

At housing;, ctmpanien aro privotely ouned cnterprices linitcd
within {rimde md relatives, they de not normelly maintain
all $ho logol procedures for holding meeting which may horper
in eornins aracsnal profit of buying and selling land. Too
housing eorpanics den't vant to dioelose their techunicues for
earning bmge profit in keeping up todete official recordn,
Sone timos Tho nov houding companies have no prﬁpé& molodgo
_about tho icgal officlal procedures.
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Belsd Finance

Tha housing coopanles are mainly financed by the board of
dirceuorOa q§$-0£ 18 houning Carpanies the sources of Iinancg
vere revenlod by 13 companices only. The dourcco of finonce for
theso corponies vero in cach ease the porsonal momey of the
directors. Cut of 43 .companion, ‘12 ware finenced by tho board
nf diroctoro, vhile the epurce of initisl finance of onc can=

pony vas capilier private company.

Sel.4 ©ho Comany Directors and Their Background

The diroctors of the board of munegecment are pelnly the noro
afflucnt pooplc of tho cocioty. Thelr occupations werc @ Dorvico,
bugincos, tooching and housewives of weolleto~do familios. Tho
presmt ocoupaticn of 87 directors of 18 housing componios dro

ng follouz : &0 sorvicohnlders, 33 Busincssmen, 9 Univoroity
Tonchors ol 51hnuﬂuwiveﬂ {(Table S.4). Houoing Cozpany ooy iyt
had 3 dlircchors, of which 2 were businesomen apd 1 was oorvico—
holder. Sinilarly housing company say "I had 2 directorg, one
was Bagines man ond onothsr wee his wifo. A slgnificont ﬂﬁﬂhd&
of diqcctnrs uﬁiﬂ foumi %o be full tige bueinessmens, The DG

sent occapations of the directors nre prosented in Tablc Salh

The pact ocospation of the dircetors was very oimilor to theldr
prasent occunnidon, Sone df the directors who are now onragoed

in buziacos voI0 pru?inunly serviceholdor. A munber of diroctors
came o thic housing business with finnnces carned frum oocondery/

other occupaticho,



TABLE 5.4, PLRCSENT OCCUPATION OF HOUSING COMPANY DIRECTORS

Hou- ! : ! Lond { Bo.0f | j

sing ; lomed ! Dizoe- | fresont occupation
Ltd, ' Dato aof i HRo.of }in i tors }

Com- E Poroctdion ' ocho- E ?chmmg H "

PeEOy nes Acres} | !

(El.Hod : ! : :

1. Joounyy 1979 1 200 2 - Buninose,Sorvice,
2. i [nsch 11930 1 345 -5 Busincss {2)
1 Doctor (DU
3, Septonbor 1979 1 656, 5 5 Businases {3}
Servico (Ej’
4, Eopfodrem 1979 1 30 7 Service,Rotired
Governnont cervant (3
Sa oot 1995 2 13,40 4 Buainess (2) Housow
' wifo, Rellred Army
Officor,
B, Iinpahy 1990 1 10 2 Tgaghem ool otolf
. o Tar
Univemitg (?;,
Servicc (2}
_ Buslnesso (53
e st 1977 3 50, 50,17 4 Ex=teochor of n
o : College,Daoinoan (3)
8. Octaber 1078 t’j’] 300,66,67 4 Business (3), :
A ' Houcowlfo
Oe Docombeor 1979 1 5«5 i Busincon (3)Hounewlfe
10, J‘ﬂ? 1977 3 ;.g,"ﬂ. P ' SEWiI:E,HCIlL"JUiﬂfG
]

M. July 1000 2 17 4 Ua 67 35 - Hetimd Govermoant
Officor (3},Govorn-
eent OLFficor omd
Staff (30)

12. July 197 1 22 3 Landlord,Dusinces &)

3.  Jwme 19795 1 5.5 & Busincco (5)

14, ihoos 1979 1 25 3 Lawer, Dusinoss {(2)

5. Lrril D70 2 35479 6 Service {2).Duninsss
(3} Honoewrifue

16. Fobhmiary 1995 1 111,28 3 Buginono {2),Housewife

17 Octover 1979 2 7+ 26,8 L Rgtirca Officer,

-, Buninnon {2
18,  duly 1979 1 30 2, Toachers md ctaff of

J ar Unive
sity E?}, Business I(;}
- Local Ricimon (2),

Bourec : Flold Jurvey, 1981,

Notc: ]T:I@J.m trithin pnmnthaais indicotes mexchoar of Dircctozn,
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The initial £inance needed to etart land business is very
large. Since =z large numher of the directors were service
holders or rotired persons they have other scurces of inconc
for thic big cmount &f investment. fha sources might be tho
pabl savinrs or inherited assets of the directors, loans

from fricnde or relatives apd ineome from other activities,

Some directors also had good links with the preeent laé mar-
ket of Savar, Iohommedpur stc. For exemple, some of the tca-
chers axl staff of Jahangir Nagar University familias with
the land markel of Savar, had formed a housing compeny, In
othsr caccs, o numbor of directors already holding a large i:}
anount of 1lmd in this ares had formed companies. The occupie
tion of 112 dircctors of a Houning Company say ‘X' were 5
teachers of Jshangirmagar University, 4 staffs of the samo
University, 1 local people, 2 businessmlen and 2 sorvicehcldoers.
Similarly ihe occupation of -? directoro of another Houoing
Compuny say *TI' were 1 staff of Johangirnagar Univerciby,

2 wiven of tonchers of Jahangirnagar University, 1 Retired
Deputy Regiotrar of Co-operatlives, 1 Divisional Commissionor,
1 Retircd Cellcctor of Custom and Excise and 1 businessnan,
The alvisors of this hnusing; company were two teachors of
Jahangirnopar University. The composition of differoent typoc
of dircctorc of some housing limlted compehy 1s perhapn due
to worik differcntiation among -the diﬁﬁ%ffﬁfﬁ' Such as the
directors selected from Dacca is @ipposedsto provide maximm |

finence, complete officlal formalities (e.g. reglstration)



)
end collect potential customers. Other directors may be tho
local poople who have good knowledge of existing lend morket
of tho areca, Thoir duty is to collect puitable cheep lond.
For czomplc, housing limited company say '"Z' had 3 dircctors
two were Dacca~baced buoinessmen” and one was loesl landlord

of Savar,

TABLE 2,5 FRESERT OCCUPATIOR OF THE DIRECTORS

Qecupation Humber. of Directors.
Buginaas 17
Servico-holdes &80
Univeragity Toachor 9
Houscuifc g

Bourco : Field Survey, 1981,

51,5 Roagons for starting the Campany

In a querry of why the directors had decided to form a houcing
cumpany; the answver given by nearly sll of the directors wgc:
"an attcopt to colve the acute housing problems of Dacca City",
rarticalarly for the middle cless people who cannot easily
afford ony heuso in Dacca.' Some compenies informed that thcy
wanted to do oome business walong with this honest and sincero
work. Accordiing to the difector of different housing companics
it is o uvay to colve the housing problem both for theonmaclves
end cthers, '
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But in practico the mejority of the houoing companiea nro
engaged in 1oad buying and la.nff pelling busineas, rather thmn
houcing. Tho actual reason for starting this business is to
oarn conc ;;rcfit. This profit can be scrned by the compony
acting: oo u niddieman betweon the current lond owner cnd tho
prospoctivo bhyoer of land, On the other hand, profit eem ho
earnod vhcn londosmors form a company to sell their availcoble
undo:acad 1ond Into difforent plot cizes apd afail to the cng=-

rla) rifad 2

5.2 louoins Co=pporatives

Houziny Co~oporatives are forned under the Co-oporative Oocio-
ties Act, 4104 A1l tho housing Co-operatives intervicired iroro
founi ropistornd, with a reglstration certificate frem v
offico of Who Asolstant Roglstrar of Co—operative Bociotioo.

Most of thie Ccomoporative housing societles malntain their omm
officos for uﬁnﬁ.ﬂiﬂtratitlm znd contact with this nombers. Bus
theon affice are generzlly oot as luxurious aa thosc of %hoe
houging 1in4i%5d conpanies. Some nocioties do not maing-in
indepoadicat offices. Often the residence of the Chairnan of
the Eocloty i¢ uscd ac the offico of the soclety. In othor
cnaeg; whore tho cn—ope:'-s.xtim eocletles wore formed Ly pooplo
velonciy; %0 o cormon professiocn the respective work offices
aro u$ilirod oo the offico of the comoporatives. In such o
caso, the chalimos of tho nociety does his. goeicty's vork in
hin office zooms However, now o days a fow co—operatlvo cocioc-

ties not porc or less like thoso of housing linmited compendcs,
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The housing co-cperative societies are usually edministered .
by an Executlve Cammittee or a board of directors. The mombers
of this Exocutivo Committee or board of directors mre usuanlly
non=-salaried porsoms, Only a small number of salarled-staff
(such ns, typist, peon, guard etc.) are ﬁaintained in some

co=gperatives,

Originally the co-operatlve housing societices are confined
malnly to the cmployees of s particuler government or dan-
governnent organisation, But now a days, a numher‘uf CO-
oporative socleties have emerged with an open membership for
all commero, They advertise through dif ferent media to attroct
customers in a similar way to that of the housing limited

compand ok,

S+2.1 The Dircctors or Executives of the Co~operetive Bocietios

The number of directore or exscutives 1ln the management of coe
operative housing societies ls gererally greater than the li-
mited houcing companies, Cut of 12 housing sccieties intorviowed,

% have 9 dircctors and 4 have more thap 10 directors {Tablo 5.6)

TABLE 5.6 FOMBER CF DIRECTORS/EXECUTIVES OF HODSING
CO=0OPEEATIVES

No.of Dir:ctors/

Executives 172 3 4 5 &€ 7 8 9 10

Ro.of Qo—oporatives 1 1 2 1 ] 4
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There wvers 101 -ddrectors found for the 12 houning co=gperatives
intoxviouosd. The average number of directors in the co-gparative
poclatice wao thorofore B.4 comparcd with 5.7 for the limited
companiod. The reason for highor aversge number of directars

for the housing co—operntives is perhaps beocause the co=opern=
tiveo are Y Mulo a non=bueinesns organisatlon. The charg of
responoibilitico ond benofits ere distributed mors evenldly ™
ameng a largor number of directors. It was found that in oomo
co=oporative houoing societies the mumber of dirnctors jin %hn
board of monagenent was larger than other co=gperativoo,. Tho
nuéhcr of Jircctors might be relatcd either to the sizo of

the co-opcerativda, or to the different functions and objectives
of tho co-operatives, But 1s found from table 5.7 (A.B) that

the anrbor "of directeors in fact does not vary significontly
with the size of tho oo=oporative. No relationship was found
betwoonr tho mumbar of Glrectore and the smount of lond ouncd

by the co=oporatives or the number of members in the co=apoTo=

tiveo,

It veso aboorvod, huwﬁver,‘thut the number of directorso of tho
co=operativos vao rolated to the function, objoctive ond nae-
turo of tho coeoporatives. Some housing co—gperativeo with a
large munber of directors found to be formed within the cooo
profésnional group of peoplo or ccquaintances, Tho activition
af tPﬂDG co-=operatives with a learger oumber of directors wore
more lilte actual co-operatives, Por example, co-oporativo
Housing Socioty eay *X' with 12 directors wap formed by bank
employcoo. SGimilarly Co-operative housing Socioty *TY having

11 diroctorc was formed by service holders of the organioantion,
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Banzlodesh Council for Science and Industrial Research {BCSIR),
But in o fou hﬁusing ep=operative sooleties the number of
dircetors tore found to be small. Though these housing co=-
opnrativnD'Wﬂrﬂ rocistored as non-business orgonisntion undor
the rulc of cc-upernfivea, in proctice they were cngoaged in
carning profit like tho housing limitod companies,

Most af thesl co=operntivo eocieties were formed ormems tho
e¢losqe fricnds ond relativos. For example, Housing Co-oporative
Bociety coy 'X' consietn of '"S' directors, who were Msband,
wifo nnd 3 pons, ﬂnnthef Housing Co-operative Soclety ooy *I°
baving 6 dircctors wan formed complotely from ameng a [IToup

of fricnds, Tholr mothods of running the co=-gperativa vas
much mere 1ilko that of & femily bubiness.

PARLE 5,7 (i) IUMBER OP DIRECTORS VS, LAND
OUHED DY CO-CPERATIVE

Tloeof Lind ovmed in Schemes (Acre)
toro. 1MW20 30 &0 50 &0 70 B0 9% 100 150

2 1

4

5 1 . 1
6 1 1

7 1

8

9 1 2 1

10

1M 1

12 1 1 1

Sourco : Iicld Survey, 1981,
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TABLE 5.7 (B) [UMBER OF DIRECTORS V5. WUMBER
OF MEMBERS

Mo.af
Diroc= “100= 207= 301~ &40%= 501~ 601- 707« 801= GOl
tors 200 %00 400 500 600 700 800 900 1000 000+

3 1

4 2
5 1

6

7 1

B

9 i .2

10 1.
11 1

12 1 1

Sourco : Ficld Survay, 1981,

5.2,2 Llection of tho Boord of Direcctars of the Co=operatives

The Deoard of Fonagenant of the Co-oporatives should bo ¢loctod
a.n-pcr milo of Co-operative luw.1 But sormetimes this rmle i
not proporly oboyed by the housing co-operatives. Electlons
have pot yot Hoan held iIn 5 out 11 co—-operative socletico.

In tho Co=operativos where election have not yet been held,
come are Doy but a few have been working for lomg yoaro vithomt
olection. Of ths ‘i2 howusing co-opeorative societies intorviovod
the boord of nanagoment of & were found uléctﬂd, 3 werc solec=
ted ond 2 socleties net like the housing limited ¢ampanioD.
These cogporative housing socletlen are genqrally daminpted

by a ‘U'e::?"s:.:l.ll mmiber of persons,

1. Co=gporative Goelety Rule 1942,



TARLE 5,2 FIIECTED AND SELECTED GO-CGPERATIVE SOCIETIES

‘Humbpear of Gooperativoa

Ele cta;ﬂ
Belected

Bot applicable™
Hot knoin

= N W O

Source 3 Ficld Burvey, 1981 .
* Not yot duc for eloction.

As housinn co=gperativos are nomally confined to employces

of a particular organisation, the relationshiyp between the
dircctorn i5 umiclly that of offico acqueintances. But now

a deyo poms houning co=operatives have been formed which
exhibit relotionship anong the diroctoro elike the hounoing
componiens Por oxamplo, the Co-operative Housing Socioty:.,., F
say 'X' hoving ‘12 directors who were all employees of a p;r-
ticular orgnnisation. On the ctherhand the Co=operntive Housing
Socicty coy *Y* hes 5 diroctors = all aro husvand, wife and 3

BOOS u

5alad Dccuputit_:m snd Bunkgrmmd of tha Directors

The occupabilon of most of the directors of the Gn—uperat:.va _
socicotios was service. Only very small number uf the ﬂimctom
were omploycd in busineas or other occupaticn. Out of 104
dlrcctorn of 12 co-oporative aocie,tiea, thoe occupation of 88

oould o identificd from the interviewv. Of these 88 dircetors,
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24 wvore corvico holders, 10 businenamen and 4 wore from othor
profesoion (Advecate, housewife and two toachers), Cut of 74
aervice holders, 20 were governnent eqﬁnnts, and '54 wore non-

goveroeen® corvice helders (Table 5.9).

DARLE 5,9 OGCUPATION OF DIRECTORS/EXECUTIVES QT
TOUOIRG GO-OFERATIVE.

Occupatian Rosof Dlrectara
Govarmoat Sorvice 20
Other Soririco® ' ' 5}
Busincon . 10
Othrnr®* L3

Source $ Fiold Euwdy, 1981,

* PBank omployoed, Bervice in autonomous organieatlon snd
private £irn,

*+ Advocatc, Housewife, Teacher (2)

The oecupoldoa of directars within the co-opcrative may vary
sipnificrmbtly. For majority of the co-operative sociotion tha
board of dircctors were of mixod typo oceupation. For czamplo,
the co-oporativo scoclety say *2 has 9 diroctore who aro, 2
busincsanen,q Bank employee, 1 Retired Army Officer, 1 Govorne
ment Servico 2 other Sexrvide , 1 Engineor. Only two co-oporatives
ueru""firzﬁﬂ 7ithin the ﬂii'ectorn of the amme eccupation (acquai-
ntances), Tho mrvice-huider directors were in maximm cn=ap

tho reopondiblo ¢officers of ﬂirferent goverament, and none
govemnent organisations. All types, €.8e, fran lower grade

to hirh ranking efficinle were found as dlrectors of the
co-operative pogicties (Table 5.490).



TABLE 5,70

PREAENRT OGCUPATION OF DIRECTORS/EXECUTIVES
OF HOUSING CO-CPERATIVE EOCIETIES

Huuain.g '

GO~OpC= § ' Dato af : No.of

ratives | fomntion § :
81 .o, I

|‘

Lanﬂ owned
achemas f in echo-
. mes {Acres) tors

" ProGoMG OCCupss

¥
Ro.0f ¢ ticr 0f Divoc—
I}irau-:

tomn/Erncutives

-

1. July 1950
2 July 977 2

-

% Juan “19&0 1

4, amo 1980 1

Se Aurmot 1979 ) Bk |

7e July 1973 1

9. July 1978 1

10, - o 11955 1

11, Jan. 1875 1

19.5

Ky 34

b

130,60

7,73

20

i ¥

9

12

12

"1

Bonkk Eaployoes
Busincsoa (4)
Cub-Apotts Eanpa
Emli) In~poctor
Co=oparativo
Socioticn), Pank
IZ!I‘.'IE‘:.a'.:J:n:l:"fll Cab=Asatt.

Sorvice (2),
B‘I.lﬂim L ir 1 Y

Buginegs {2),
Bank Officor
Govermant Officer
from lovuer lavel
to upper lovel {9}

Buuinonsh{a) nri-

neer, R&
Qfficer iz
%Egla:re a, Bervice

Collopre toacher,
Governoont Officer, .
Retirod Govrorrmont
Officor.

Rotiradd OIIicer.
{2) Budmano (2)

Businens, Lmi;vc:r

Gwerm:ent Officer,
Gorvice holder
Buoinosie

Govorrment offl-
coras {3) Bonlc
officer, Dusinosg-
men .CoXvicca

AMuocento,Jlonocwife
m!’l 4 COonRN.

All are nervicehold-
ers,To ard profos-
sora of n Univumitg_

Boures @ Piold Durvey, 1981,

Note : Firnro vithin parenthesis indicaeten the mucber of Diroctors/

Lxocutivea,
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All the housing co-oparativeno iéfnrmcd thot they hold regnlor
moetiny of the executivos as per rule of co-operativo luﬂ-q
Inspito of cxoeutive Committee's meoting the Co—operativo
agecictico condnet wveokly and yearly genefal noeting for the
monberts Thouch every housing eo-oporntive society clainmo that
. thoy conduct The néetiﬁgs regularly, but- some ococlcties aro
irrelar in heléing neetinge which is evident from their
noeplect of nﬂinénining proper records, clrculate propor
néticés =n@d mirmtes of the mecting to the members.

5e2.5 Fimanco i}

The sources of lnitisl finonee for co=operative houalny oQecieties
are uwmually tho oombers (genoral snd executive) aubceriptions.

In en inveotication, 5 co-operative cocloties out of 10 oadd

that the cource primary of finance of thoir society was the
moobor?s dopocits amd the rest 5 eocistics reported that tho
oource of finmce of their cocieties was the board of dirvctors?

subscriptions

-
| N ]

‘e Co—oporativo bocloty Bule, 1942,



CHAFTLEE - &
TME MEMBERS OF HOOSING BOCICTIES

In tho carlior chaptors the activities of the housing Geciotica
‘wac Aicoussod. Tho analysis was baosecd on information collectcd

from difforont housing cocleties through interview. Tho noobors
of houoing oocicties are now otudled to know their background,

role cnd activities in tho socictios,

6.1 lethodelory

To obtnin an aecurate picture, it io desirable to intervicy o
large manber of mezbors of both Houslng Co-—oporativoc and houwcing
componioc, But limitetions of ¥imo .and resources constraint on
the sizo of oonplo. Honce a fample eize of 61 members wao oelsc-
ted vhicl vt expocted to give o falrly reprosentativo picture,.
The sonple was dclected on tho bapis of certain criterin.

The first criteria was to obtain a cross section of the nembors
ef houcing docieties, Mambors of both housing Ce—oreratives

and houcing lismitod companies were soleoted for interviow,

The membaro rera from both old and newly eetablished sSoclices
¥ies, Jono mﬂﬂﬁérﬂ from the cofoperatives mnd linited campondes
which had olready been studled wore also required for inbtorvious,
The mombers vwore colected from dlfforant parts of Daccn oitye
Thio critorin was adepted beeaupe differont poople mipght havo
Al fforent nceds for housing depending on whero they lived.
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The mothod of inbterview was a semi-atructured quesztionnmiro,
In othor vorde, a list of quoctions was prepared with ocopo
for leng ansirors ond dlscusaion with the intsrviewer. Tho
questloanaire survey was carrled out cempletely by the author
himseelf, Bocauoce the questlonnalre involved come senait:ivﬁl
igsuos vhich raoilsed the poosibility of a low responsc rate
and the danzor of a blased result, Two methods were used to ﬁ
seloct thoe oombers for interview. Piretly, some nembero vho
were knoun to the author were Eelﬂl:'l:'-eﬂ, end oecondly, other L
menbers wore celocted fron membership liste supplied by dif-

feront houaing cocieties.

Tho first opproach was adopted to get good: aceurate answoro
becouze of trust and quick idemtification of the mwembera for
intervicw. Yith this approach, 1t was nlso easior to ensuro

& eroso-zection of people.

The ccoond nothod of eclocting mmﬁer {fron housing sociotico

liste) wns voed to introduce en element of randomnesc to tho

oamplo,

6.2 Tho Sonplo Design

61 merboro ucrc interviewed of whom 26 wore members of eg=

operativo sociotiee pnd 35 were customers of limited corpandios. .

Amang thoe totnl interviowed member, 16 persoms were knovn 4o |
the guthor cnd the remaining 45 were collected fran the lict
of menbors gupplied by housing societies. Of the 16 monbero
intervioied vho woro kmown to the euthor



7 uore nonbem of co-oporatives
S yore mopboero of limited companies
agoin, 90 vero mombors of societies not previously studicd

O wore nonbero of gocletien previoucly studicd.

Of tho &5 nooboro vwho wore solocted from the housing Sociotico®
1iot 1 "

19 1o mombern of cooperatives
20 wore ncobers of limited companles

agﬁin,11 vere ncrbers of socletles not previously studlcd
3 1cre ponbers of soclotios previously otudiod.

The rosult of this sampling procedure are ourmnriced in
Toblo G.1 bolow ¢

TABLE G,1  WIE BAMFLE FRAME
{A) NEIDBERS ENOWME TO THE AUTHOR : 16

Ko.of Membera

Housing Housing
Co=operative Ltd. Totol
Comp any
Fromn houning
soclefice
gtudicd 3 3 )

From houncing
sociotioc not
stulicd & o 10

Total 7 9 16
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(B) MLIBERS SELLCTED FROM TIE LISTS OF HOUSIRG
SOCIIVILS & 45

Bo.of Members

' Housing Housing
Co~operatives  Ltd. Total

- Company
From housinfg .
society ftudiod 15 19 4
From housing
society not - L
studiod q 7 11 B
Total 19 26 55

At tho time of oolocting the cample the author tried to collect
monbors fron difforent residential locatiens of Dacca city Gmeh
as Azimpﬁr, Dhonmondi, Hoghbszor, Ehilgaon, IMotijhoel, iirpur,
Tojgoon thd 0o on. The locntions of mombars are precented

below @

S

TARLE Ge2 LOCATIONWISE SELECTICHN OF HEFMBERS

-

Locotlion flo.of Menbers

Agimpur

Dhonmeondi

Motijhcol

Ehilgnen

Bhantianpor & Parans Poltan
Hirpur

Tajgoon

Moghbazar

013 Dacca

Othe rs “
Total

oW PP oW

-

x




6,3 Bocio-coononic Charmcteristics of the HMexzbers

Thouch the nojority of the members of housing societlec gro
rale; oooborchip ireludee a Eign:i..ficant ‘number of fomales,
(Appandis-I) A mojor porportion of the members are alco
marricd (Appondix 1).

With ono excoption, all the pombers arc literate (Table G.3)
Moreavery, mocl of the membors are-highly educated. Qut of

60 litorato mombers nearly half are graduato or post=gradunto,

o
TABLE GaiDda EDDCATION LEVEL (f THE MEMHERS
T f{1ito— | Below + Soconw= | HigheT | Gra= | ADOVO
} rato } aecon- | dary ] secon=! dustec ; Graduate
| foary | 7 caey | |
Ho.of nooboro
~Co=0por- g :
tives 4 7 5 & &
- Ltd,
CGhpandes 1 8 6 4 G 10
Total 1 12 13 9 12 1%
Fr - .

E-mn;cu : Ficld Jurvéy,1981.

The occupaltion of the majority members was service (Ta‘t-:ln Colt) w
Holf of tho oorvice holders wore Governm:mt eivll oorvantc

ond half trexre ocorvice holdore with semi-govornment atatuoc cuch
as bl cngloyeéa, toachers, and employcos of Jdifforont povorn=
oant -l:-;ﬂi'i)ﬂrﬂtimﬂ and authnomous organisationa, There wno o
proportionately higher pumbor of government civll sorvico

pnenbors in the co-oporativesn, and the roverae trond was
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obamxmrad it tho limited corponles. This reflected the gencrally

moro rostrictod access to memberchip of the housing cooperntive

socictiods.
TABLE G.4 {UPATIOR O TRE HMRIDBERS
: Service ' Busi- :
Oceupabion ' groment ' HNon- ' nass Gthoro®
* : Governnent : ’
Ro.of HNcohoxo:
Co=opornutive 10 7 3 G
Ltd, Camany 11 14 &
Total 21 21 7 12

Soureo 3 Ficld survey, 1981,

* Housq wifcy Retired person

ost of tho neoberp wers higher income earning people. Tho
lowent nonthly income of the menbers (froa principle dceupntion)
¥ns Tolka 600 por oonth, ond the highest was Taka 3000 per nonth,
But the najority of the membera wore in -thn range of Taln 1000
to 25000 por ponthes. 53 members wore found in this income groan.



TABLE €,5 THMODTIILY MAIN IRCOME OF THE MEMBERS

Moin .

income

{in GO0~ 1000= 1251~ 1501~ 1751= 20071~ 2251~ 2501= 2750
Taka) 1000 1250 1500 1750 2000 2250 2500 2790 3000

Rumborp
of
Membero:

~Co—0p Qe
rative 2 4 5 S 3 | 1

Ltd. .
COmpany S 5 4 S 4 5 1 L

L |

3
Total 5 % 10 8 8 &8 6 1

Bource : Flcld Sarvey, 1981.

The nejority of tho mombers also had other secondary sourecd of
income, cuch ac, businesa, ugricultural income, part-timo job,
busband or wifc'o incéne ond po on., The aecondary income of tho
nembors havo boon chown in Appendix 2. 35 out of 61 menbere had
secondary oourcos of income, vhich ranged from Taka 250 to Tokn
1500 por ponth, Ilcrbers ¢f both co-operatives and limited corpn-
nies werc found to have cecondary nources of income,

Including Seccondary iﬁcumes, the total monthly income of the
menbers ore shotm in Table 6,6. The majority of the membaro
therefore hnd a relatlvely high basic income (typically morc
than Talta 1000 per nonth), =nd this was supplemented in meamy
cagos by cignificant secondary sacurcos of incama; Thue cut of
61 menbers, ‘15 hnd inceme of more than 2500 take per month. It
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mny be pentionced here that at the time of calcenlating tho

tincomo’ of houcowives, the husbands* income was troated oo

hor incone by prﬁ::y.

TABLE 6,G, [IO00THLY TOTAL IRCOIE OF TIL HEMBCHS

Incono 250= 1001- 1251= 1501~ 1751 209{:-&291... .
(in Tz,) 1000 1250 1500 1750 2000 2250 2500 2501+

Hos0f Icaboror

CO=OnNOT =

-tivp 1 3 L & 5 3 2 4
Itd.

Coopaay 1 L 3 2 > i 5 1
Total 2 7 -2 6 1”7 7 7 15

Source : Ficld Curvey, 1981.

The ponboerd of housing 1imited companies in general hnd oo
hicrher incooe than the monbera of coe—operative housing cocic-
ties, 572 of tho mombers of limited companies bhad total income
of nere thon taka 2000 per month but this was only 3%5 for tho
membord 0f co=gporative soclieties. Tho ropoonc for this nay
have boen dus to the differemt types of occupation and notaro
of jcb ef ¢ho noobors. The number of husinessmom wae relativoly
more in 1iniftad compenies ac wore the number of non-governoont
sorvicohoidozo. Their incomes are frequently highor and laoso

reatrictod thon government ssrvice-holdern,

All thoeo peobors were mainly middle and hipher-niddle incono
earnin; peoplo. Tho members were moatly *solvent® pooplec of
socioty: not oxeoedinpgly rich, but not poor elther.
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6,4 Invontigation into the MNombors®' Demand for Houning

Tho morberc® demond for housing may be lnfluenced by vordous
factoro. It may bo rolated to the family eize of tho memboro,
their prroaont pecommodation, and whethor they own any houeco
or 1lond in Dacea or othor city ete. The demand for houolnp
may cldo Lo Tolabted to the origin of the members, thoir yoor
of-exiine in Dacen and tho rensons for coming in Daceas -

LG.II-.‘I Frnily Sizo

Thavfunily size of the mombers varied from 2 to 8 {Pablc Gu'7)e
The ovorarso olso of the -fanily of the members wes 5. It noy
be noted horo that the pizo of tho family has boen enlculatod

by ineluwding only haaband, wife and thoir children.

TADLE G.7. TPAITILY &EIZE OF THE METMBLRS

Pamily sizo ™ 2 3 4. 5 (=) 7 B
Hounoing

Co=0oporalive 3 4 7 & 1
Housinr Coopary 5 1 8 8 5 4 1
Total 8 1 4 12 15 11 8 2

Soureo ¢ Ilold Burvey, 1981.
* Unna=riod

6.2 Proocnt Accoapodation

Out of 571 ooobors 26 wore found living in Government ACCOII0-
dation rmi 20 vore in private rented house (Toble G.8). Only
4 momborc wore living in tholr own houoes, The other ‘11 nzmbers
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swore living wiith father, relatives, hoatel, and sSo on, Cut
of 26 pecople in _pﬂ‘ide residonce, 45 were in Goveramcat
accoemodation and 11 were in other government accommodatiocn

(Banit 'ntu..fi' housing colony, university staff gquartors ntc4)1-

MATLE G.03 PRCOEAT ACCCMMODATION CF TIE MEMDLRES
TRonted | v+

Typen of

; Gfi‘iﬂig.‘:'l_.‘ Acconmodation : 4 . &
Accomnwlo= ] GOVOTTment § HoD-govern~ o house ' houso N Otlorn
tiom ! flat E ment housc E ! '

Nosof ficabozs

Co—opormtiva B ‘ 5 7 2"

Ltd. Cormpany 7 & 13 2 7
Totn) 15 B L 20 L+ § 1

Bourco 1 Tiold CTurvey, 1981,

* (20 peober 49 1iving in his own house from co-operative
** With {athory husbmnd, relatives and in ness.

The nanthly reant coot of tho 20 privato ront giving menboro
of houning cociotieo fell mainly in the ranpe of Taka 750 to
1750, Out of 20 mambors, 17 fell in this category (Tablo G.9).

TAELE &,9. HH‘EEHEI PAYIRG RENT FOR RENTED ACCOMMUDATION

Cost: 0= 0= T001= 1257= 1oie  A7o0=  B0RFi-
(in Tolm) 750 1000 1250 1500 1750 2000 2250
Hosof llosborat

Co=gporntive 1 2 2 1 1 1
Ltd. Compomy 1 bed & 3 2 |
Toteld 2 L+ § 6 4 3 . 2

Source ¢ Ficld Survey, 1981,
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These ront lovels eeem very high in relation to the tetal
incone of the monbors, The mumbor of members with total
incomo above folm two thousand wero 29, But tho mumber of
mﬂﬂbnrﬁ abovo on2 thousand rent were 14, This supegostc that -
pome of tho oombers nmay hu:ve undorstated their true total

incona, -

‘The najority of the membors -owned neither a house nor c plot
:i:u Dagea ecity. Only two members of Co-operative uunintyl and
;:mﬂ nenber of o limited company g}qmd a house 1n Dacen citye
Two nmobors vere also found tu{j&ﬁﬁ&lnnﬂ plota in Daccae Tlo
oerbor vno found to own house or land in other townms or citles
of Banrlodothe But alwmost of the members had a house in €he

villoscs

G423 The Hlnture of the Members Demend for Housing

The nnjority of tho membora® intrewiwed had quite emoll Lanfw
licos Fazthoroorn, about three gquarters of the menbers waro
olraondy housod, olther in offlelal quarters or privote rontod
honseo. Therofore, their immediate demaend for housins did not |
socn oo ueigeonts Dut on the othor hand the majority of the nem—
bero di4 nol osn any houso or lend in Dacca. They vwould probably
need o place in tho foture. After rotirement from servlco, .the
nanbors 1ivies in official ecconmodmntion have to vacate thoir
quarterd. Yhon they retire they would neod a place in or around
Daden o Llivo, In nddition, tho members who live in privatc ro-
nted aceenmodatlion had to pay a high ront. They aleo had a

strong notive to purchaso a house or a plet. Hence most of
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the oanbors hod o long term denand for their own acconmodation
in tho futuro. -

The £act that 8o few of these houeing society members aumod
neither a houso por land in Dacca may bhave been mlgtaﬂ to

the £act that thoy were not native people of Dacen, but rocent
migranto to tho elty.

Gl Iligtntica of the iflembers to Dacca

The nojority of the members wers migronts to Daceca, coninss at
difforont poriods mainly after 1950 (Tablo 6.10). 4 sir:,ni_t"ic;:mt
pucheor of nanbher eame to Docen in the poriod 1961-65, 1:1;.-‘:.10
others crooc 1n the period 1971-75. Out of &1 pembers, 56 t7CTo
ol naGives oi’ Dacea ¢ity, but had migrated since 1650, 0f
thoso ‘12; cox in the pericd 1961-65 and 19 came in tho paoried
of 1979175, Only 5 noobers were by hirth natives of Daccn clty.

TABLE G,10 YOAR WISE MIGRATION OF MEIBERS 20
. ©0 DACCA CITY

T ﬂagiw i Yoar of Coming

1 0f T R 9B MSe T T

i Dacca higen ¢ 1985 ¢ 1960 11965 90§ 1595 1 1980
Ro,of liorbozo:
Co=cporativo 2 3 5 2 S 2 7 L
Itde Comazy 3* 3 2 3 7 3 2 2
Total 5 6 6 5 12 5 19 5

Soures ¢ Piold ODurvey, 1980,
* 1 jiomhodn Pathor wad o migrant.
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Thea nodn sanson for coming to Dacea was for service, The occond
nost irportoys roaoen was for educntion, and then the porson
cottlod in Dacca for service., 23 mermbers had come in Dacen for
service crxl 116 indtially for education and then settlod for
cervico. Thoro vere slco other rensons for coming to Docca
city, ouch an, business, coming with bueband, wlth fethep or
repatrintion from India and Pokletan.

-

TABLE (.11 HEASGAS FOR MIGRATING TO DACCA CITT

-r

L
Eduecntion , Othoro®

g + : ¥
Reasono ; Sorvice : Business : EELE ;
Hog,0f Figghoman
Co=op0rntiva 1 2 G G
Ltd. Compony 12 : I 10 6
Total . 23 : 7] 16 1

Soureo : Ficld Ourvey, 1981.
* With Imoband, Teopatriation cotc,

Thus the najority of nenbers were people who had como to Dacea
for cconanic mancna.lfﬂuving pettled in Dacca,  they -found that
thg‘;r did not hove land or a house, ond wanted to purchnce 3o
safemmard tholr futwe neadé. Hovever, 1t was significont thnt
mnm‘ than hal? of the members had come o I:;acca beforo 1970,
but did not Join a howoing socicty until late 1970%a.
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The rerboxd who wore trying to have o piece/land in Dacca
bYecrme ciceseaful in the 19970's when they were nhleitn A0
mlcto rmoy with their savines from the sources likn buoineso,
housing lozn, black ronoy etﬁ. The innréasing demand of JLand
mado thu problan mors acuto nnd pricen were inercacing rapidly.
It ua“ L11“¢cult for the private individual to tmy l=ad ac tho
lend norlzet uf Dacen had beeome v-ry cormplex ani virtuadly a
tgelleore mnriott!s At this moxent the housing scocloties plnynﬂ
o vitol 70lo t¢ supply lend to the poople who were Egeizing
for land ci cosier terms and condition., And ths people fLound

these Dociotios ns nn onby way to find out a ‘plot.

6.5 Dotailc of Joining in the Sociotles

Most of %ho rumibers Joined in the society after 1971 (Pablc G.18)
butvc;pncially in the lato 19702 (l.0. 1979,1980). Yery Lou
meaberd joined in the fifties and sixties, and they vore nndnly
tho nerfyors of cn—qyerativelnucigties.

TARGE G, ‘I4b ¥OAR OF JOINIRG OF THE MEMBER
I TE HOUSInG SOCILTY

Year 0% doining E “Co=operative ’ Limlted | ToGol

Company  * .
1950-19G0 1 1
105611970 1 1

1572 2 1 %

1975 1 1. 2

1974 3 2 5 ;
192 1 ] 2

15977 1 2 %

1976 5 6 9

1979 6 14 17

190 7 10 17

Sourco : Plcld Survoy, 1981.
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The above findin-t had a cloce proximity with the data an
prouth of housing cocieties (Chapter-3). The ups and dowas in
the mmbeor of ocabers jo:l.ning at different times was odnodth
the oo oo the upos obd dmmé[ in the formation of housing
pocictico. o nomber .jnined- tho limited housing companicsd -
bofore 19070 (Pable 6.14) os thore wore very few limitod
compepios at that time. Tha mumber of mombers joining o
housj.ng societies atarted to inereose from 1972 Just oo the
numbor of houcing secietien has inercascd since liberaiion,
Yith tho dcaline of registration of housing socistice fron
1975 to 1997, ko number of nembers Joining the housing
socictics cloo olockensd, and then increosed with tho repid
g;*m:rth of bhonusing pocieties aince 1978,

6.6 Participation in the Bousing Societlen

Menbezs vho Joinecd the bousing socleties weore ies moot €asoo

nornnlly influonced by thelr friends and rolatives. In cthox
caece thic nodber wero influenced by the attractive n&vortiﬁo—
mentn mide by the Housing Sccietien through news paper, odio

md Sclovicione

Tho bnjozify of the members were not directly involvod in the
mannoonent of the housing societies,  Furthermore, thoir atlicnw
denco 0t Noobting was very poor and roetly irregulaor. Tho non-
bere of o linitod cormpony oare normally expected net to attond
meoting: in any case, For the limited compandes, the Doaxd aof
Manspomont vas the eols mamagenent autharity of the corpartys



end theo oembord wero sipply treated as cuotomers, Dut for co
operative nocictlos, tho nembars were generally invited for tho
moeting, but atton dence wos not reguler,. 4 few members informod
the author that they wore elways invited for meeting but thoy

had (one onco or twice to attend,

For thic nmnjority of the menbors, at least one or more of thoe
dircetors worc directly or indirectly known to then, ind in
noct casod at loaat gome of the othor membore wore kmowa to

the nconberns It cuggested that the menberchip of the socictioo
wag draovm mainly fren mmonz the circle of friends amd rolatives,
that in, personal contact and personal recommemdation was the
rnin 1oy that now members joined the soclety.

6.7 Lznd, the Hembars are Purchasing or had Purchaced

Bot all tho invorviewed members owned or were purchasing o plot
of 1lands 11 out of 61 membors, d4id not own eny plot nor hnd any
agrecoent vith the society, They hod oimply becamd member of

tho ooelcty writh the poesibllity of aigning an ngreenomt lntar,

On the othorhand, tho author had found only 12 members (7 cow
oporctivon; 5 limitod companies) who had guti}é}bnﬁh TOL -
tration and possession of the plet (Tablo 6,15)., It was coom
thet pmost of theso members had received the plot within ono
or Hwo year after joining the society. Perhaps thesa mcoberz
verc sincere in paying all the prices of the plot or thoy
were tho fovourits porsone pmonpg the members. 4 out of 12

neoborgs vho hod received plots bad paid in o 'lump oum®,tirile
8 had on an *inctalment' besis. (See later).
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TAELE 6,15 YCAR OF JOIFING V3. TEZAR OF GETTIRG THE FLOT

BaTind T Yecar of ¥ Year of ' Tpe gap botuccn
Mumbcr of ! Jdoining ! getting ° joining snd got-
the nmbers | tho so- |} the plot ' ting the plot
!l eaiety : ' (in Yoear)
Co=oporgtive 1953 1962 9
1
2 1962 1966 4
L 1992 ) 1972 1
4 1975 1975 2
2 1975 1978 3
6 1979 1980 1
7 1980 1980 1
Ltd, Corrpany
B 1978 1978 1
2 1978 1980 2
10 1979 1979 1
1 1979 1980 1
12 1979 1580 1
Source * Ficld Survoy, 1981. -
6.7«1 Iocation of the Flotao ‘

The nmarbors plot wore locntod in Savor, Hohemmadpur anl ooma
other placcod ﬂrta;und Daceca city (Mirpur, Tongl, Joydevpur). :
Cut of 61 Incmbura, the plots of 35 members were found locntod
in Sovar, 17 iu Mobarmadpur and 9 in other pluces (Tablo G.16).

In '1950;13 mmd 1960's the mombors' plc'rts vere located ontircly
in Meobarmadpor. Dut aftor 19 theo ploto wore found locatced in
Segvar for thoe first timo. In tho late 19‘?0‘é, the numbor of
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plots in other places (Mirpur, Tongl, Joydevpur) werc gradually
increacinc. Tho meobers of the 9 plota located in othor places
gll joincd in the aocieties in 1979 and 1980,

TADNLE 6.71G 2 YoAR OF JOINING BY TMif MEMLER "IN THE
SOCIETY VS. LOCATION QF PLOTS

Year of Joining } Savar E Mohammadpur E Eﬁggghﬁ
1953 1
1966 1 =
172 3 2 :
975 2 2
1974 3 1
1975 1
1976
1977 1
1978 6 4
1979 11 5 29
19820 8 4 [
Total i 5 1?7 9

Source : Ficld ourvey, 1981.
* Hirpur, Tongi, Joydovpur.

" Hoto ¢ I nzy e mentioned here thet the 11 penberc vho
voro simply members (did not own any plot nor
hnA any agreement) of the coclety were also
inclunded in the above ¢elculation as becausa
these nembeys hed become menber againot a
spocific site, In this case lecation of siteo
Iind hoen considercd as the locotion of ploto
aof the monberg. - :

Theso £ipnres indicate how the housing societiee arc boplning
| , )
te sprund aromwnd Dacca, beth in nunmber and distance fron the

centro.
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6.7+2 Sizo of Ploto

The typicnl oiso of plot varied according to & purhor of
factors, for cxample, tho location of the site, the noobern'
incomr,; nad thce dnte vhen the member joined tho housing nocie-
oty. The largest plots wore rainly inﬂé‘:;;v“;r whore land s
rolativoly choaper nnd was available, Out of 8 plots vhich

wWere ton or moro. hatas in slze, 7 wero in Bavar (Tablo Ge17).

TAERLE G117 SIZT OF FLOTS V8. LOCATION CF FLOTS

Locotion Slze ég knthn )} 5 ™

Bavor o1 1(5;

5 7

Hoharmadpus 1 10 e e 2
Cthor plocon 5 2 g . 1
2 3 2 9 9 8

Scurco 1 Fiold furvey, 1981,

Again, ti» nombors who had a higher monthly income tended to
have the larmo oize plots, 7 plota of ton or more khatns worv
ovnoed by neobors who had average monthly income more than 2500
takn {(Tablo Ga18)s
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TANTE &,18 B1ZE OF FPLOTH VS. TOTAL
INCOME (F MRMEERS.

i

Incone S5lze In Enthn
{In Takn)’ i [ 7'(_'9_)“1) 04+

5
7501000 2
10011250 2 6 1
12511500 6 2 ' a
15011750 4 1
17512000 4 1 1 2
20012250 5 BT
22512500 > 1 2
2501=2750 1 1
27513000 1 1 2
3000+ 1 2 2 2
Total . 2 :m 2 9 9 8

Soureo ¢ Fiold Carvey, 1981,

The oizc of plots cloo depend on the date of joining the houaing
poclety«. Tho plote of pombers who Joined heforo the 19?0"5 znd
during the corly 1970'c werd relatively bipger (for emamplo,
moroc thom 8 Lhotos). But the size of plot gradually docroasod

in tho 1lobo ‘1970.'5 due to fnoreacing scarcity and ifncrooping
pricc, In 1979 and 1980 the majority of the plots WOro cnallex,
around 5 Ehntan {Table 6.19).



TABLE 5,19 SIZE OF PLOTS V5. TEAR CF JOINING
BY THE MEMBER IN THE SOCIETY

Yoor of Size { in Katha)

Jolning E S T A T M |
1953 1

1966 ' 1

1972 L 2 1 1
1973 1 2

1974 1 1 1 1
1975 1

1976

1977 -

1978 . 3 1 3
1979 2 1 1 3 1 2
1980 -- 11 1 2 !
Total 2 3 2 9 9 8

Bourco i1 fioid Survey, 1981,

6.8 TI'imncinl Dotails

To purchogso tho lend, the mewmboro normally had to poy nonoy for
a mubor of different hends 1like menboershlip chorges, lond costo,
lond dovclapoont charge'a and reglstration chargeo to LTansfer‘
ownarchip from housing soclety, Rormally the societieca chnrged
a1l thoco expopditure separately, though in many cascs land
coot aad Aond developmontcost vere charged Jointly in tho

oo of 'Pricos of Ploto'.



eribed forn to baecomo a formal member of the socletye. Scootimos
a nonionl chargo (Toka 5 to 20) was asked by the cocleoty for
the proscribed spplication form. The prospective member's
application hnd then to be accepted by the executive body or
Manngencnt Board of the Soeiety. Aftor spproval the porson
tekeo odmicpion in the pociety for which he hao to puy’b
somo charpon for naintenance and administration of the cociaty.
This ckarpon incluies adminsion chargo, at least a share of
Taka 10.00 {(for co—uﬁemtiva society), earneot money otce .

The heads ood ooount n.t" charges wero Alfferant for difforont
sociotico, .

Prico af plﬁta was dotermined by the housing soclety on tho
basleg of tho pidce of lond, ite devolopment coats, the coot
of providing Interior rodde in the cite end space costo for
providing coommity tacilitien (Husquas, Schoole, etca.) vhich
wera proportimately dintributed according to the prico of
aifforont oired plota. In tﬁa case of limitod companies, tho
profit nnxrin of the compenies was alsc includad with the
prico of plotos.

Tho sy3ton ¢f payment for the plotn wore of two typon :

(1) Lump-oum and (11) Instalment. In o lumpsum syotem the
menbero hnd %o pay all prices at o tinme. On the otherhand in
inetolnont oyston the membars had to pay in separate inatnlnanto,
normally 5 to 5. The timc gap betwascon one instnlement o another
instolnent varied according to different socicties, typically



from i nonth €6 © month. For the majority of the houning So=-
cietice, the membera had to pay a bilg amount of the totxul

costs in the first instalnont. And sometimes the tetal enot

of tho inotnlnont payments waa higher than the lumpsun paymonto.
Some typical cxmples are presented bolow :

(In Takn)
1 1 . T
S8ice of § Prico of } Prico of | Ist ins—! 2nd ins-| %rd ipo-
ploto } Plot,pay= plot, y talmont | tolment | %alnont
+ Dont %y { payment | \ ‘
: LEpoun by ingse ' H
1 1 talment | : '

10-LBtha  20,000,00 21,000,00 10,000,600 5,500.00  5,500.00
5 Eatha  10,000.00 10,500.00 i5,500.00 2,500,00  2,500.00
3 Eatha |, G,000.,00 6,500.00 #,600,00 1,250,00  %,250.00

Sourco &+ Fron o Housing Socicties Advertisement, 1981,

The socictios did not nornelly toake cash as paymﬁt for tho
plot; rothor the nombera made depooit in the Bank in favour
of the gocictlose Evory housing soclety maintalped a 'hcmll:
account for thoir trangsaction with the membors. The menboxrs
eould ztloo nako their payment by Benk Praft, Pay Order,
Denandl Dopooii (D.D.) ete. in favour of the soclety.

The nnjority of the members wore paying ob an instalment bosin,
Out of &1 combare, 36 were paying on inntalment basis and 4
on lumpoun. {Table 6.20).
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TARLE 6,20 HETECD OF PAYMENRD BY THE MEMBERS

lumpsum Instalment é Othero®
Ho.o0f [ oro
Comoporativo 5 16 2
Ltd. Company 9 ] 20 6
Total 14 , %6 f 11

Sourco : Ficld Survey, 1981,
* Sippiy nonborynotbpaying in any of the above cyston.

The rumu;n;ns 11 nemvers (ur both cu-uperatives and 1limited
componios) wero nimply mambers of the snciety, bt had not

pald cither Inotalment or lumpsum, and in sone caoes nor thoe
nombeorthip £000. Sone $imes they bocome a member of the soclety
po per tho irillivncnens of their close friends and relativos tho
woere on tho board of panegomant of the society. Their thinking
wos fimtl:;, to observe the nctivities of the socloty, and Af
they fonad tho coclety was working well, then they would pay
for a plote -

Tho nethod of poment 4id not seem to bo rolated to tho incano
of tho nombors, Hany higher income eorning members were found
poying on on Instoiment basie while some lower income merbeoro
wore poyinG oo o lumpsun basis, The table in Appendix 1 chowo
the coetbed of payrment versus the member's income.

After payncent of all the costa of the lond the members ore ivon
the repistration of the plot. The soclotisc normally tolzc 1 to

3 ponths for registration, This time 1s needed to perforo nll
the lognl formalitlee of trencofering land in the name of theo
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nombors, Dut the frawd cocictics maks delays in this work., Two
members informod that they had begen watting fer one yoar fox
regictration of thelr plots.

The. ro-iotration cost of the land has to be pold complotoly by
the povhors,. Sone societies collecet thie charge from tho noohor
at the tino of paceiving the paymente for plots. The amount of
land recistration fees nnd etamp fces varles with respect to

the 6iza of plote. The ptemp fees and regiotration feed of a

5 xhatin plot in Sgvar werc found to be Taka 1754.99 ani Tnlkn
BO5.00 mobpoctivelye Un the othor 1unﬂ thnne umnunt of fecn

for a 5 imshn plet wero Taka 910,00 and Teke 430,00 respoctively.
Repgiotration foo6 end stamps foes are doposited to the Govorm-
ment. AU 4ho Hinc of registratiom, the members also hnd to

spend noncy for legol edvisors and legal noticos.

6.9 Tho [onbor®*o Totel Expenditure for the Plot

A sumary nflthn total exponditure incurred by the moobero to
obtain thoir ploto in prosentcd in Table B.21 helaﬁ.'ﬂsing
focent oxnplos (iece plots purchaced mainly gince 1978) 1t
can be occen $hat the total cost to the nenbers ranged fron
Takn 93,335 (far a 5 katha plot at Savar) to Taka 107,410
(for a 5 kathn plot at Fohemmadpurye.

The nhnupnﬂé plote uefﬂ af Savar (Typically Tanka 11,000 to
Talm 23,000 for o 5 katha plot depending on location) cnd
the pont ozprmoivo plote were’at Mobammadpur {(typically
Taln 62,000 for a 3 katha plot, ond Taka 107,000 for o
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5 kathn plot)s Other ereas, like Tongl and Joydevpur lay botwocn
Savor nnd lohommadpur pricos.

Of the mepmbers totol expenditure, by far the largest componcnt
wont S6 the 'price of blot', that is to the land cost. Typieolly
85-955% of oxponditure went to this item., The *'Mcmbership Foc®
waos Tory oocll, This is to be oxpected, eince the nemberschip -
fes nncded 4o bo low to encourage menbers to join the cocioby,
Administrative costs wore generally quite emall, while Stomp
fee nnd rogiotzation were fixed and stondard amounts. But the
*nrice of plott, which included tho soclety's profit wan the
main. coot o the nenher.

TABIE 6,21 LXPERDITURE INCUNHED BY THE MEMBERS

iq

Adnis= " Price) stemp Rogisw

Tocation | &izo | Year “TTotal
sion «of + | fee | Lmtmnl Othors

of plots 1 of | of s oSt

]
| plot | oter—- * of : fee fox plot | :rnc i :
H { tinz ! ploto |, momber—- ' . H
; ; en iehip |} 1 4 Y
BAVAR C
Ltd, .
Caompany
2 1978 9375 30 8,000 500 B05 :
2 1979 14649 110 12,000 1734 805 1
5 1979 28239 200 25,000 1734 8305 500.4
ce o 7 1980 17100 200 15,000 910 480 00
o-operatiivo ey
8 1972 10080 6 10,0005
8 1975 15110 110 15,000
S 1978 10620 130 B,000 11600 900
7 1980 14080 130 10,000 2000 1900
MOHAMMATTOR
Ltd.Campany _
Go-operatives 1979 160 35,000 1600 805
- 5 487 'ﬂooaop- 30 10,000
5. 1973 1212 120 10,999 ]
5 1970 10781 110 10,500 1500 820
TONGT 3- 1980 68600 200 67,000 900 500

Cooporabives 4999 ° 531207 120 . 53,000
02D 2 1979 28e204° 120 26,500

Co-oporabivos  4gm9 22620 120 35,000 1600 900
3 1979 2680207 12000 22,500 900 00
Sourco ¢ Ficld Survey,1981.
1« Logal advioors feo + True copy + Bluc print + Hotieo + Other chores

Ce Rc[;.i.ﬂtmt.mn stanp fee wos not knoun
5. Eﬂ:ratimpl. feo,




6.10 Eccalotion of land Values over Tine

The unlt eost of the plot to bhe memﬁll:rrn incroased ovor tino
in all of the aifforent locaticns of housing societien, (Table
6.22), The largeot inerense in lamd costs was found-in Hohome

_madpur area, In 1972 tho cost of land per katha in Mohomcadpur

was talkn E?bﬂ. Dut in 1980 the scome land was coating tolm
16,500 per Imihn, on increaso of six-fold within eiglt Forro.

In oavar, the inerease in lend value appearcd to be rOIQtiﬁniy
lower them liohmmadpur. The coat per katha of one pieco of
lapd in Sovar v taka 11050 in 1972, But in 1980 tho plot

vas cooting talma 2550 per kaotha., The reason for thio relo-
tivoly lowx> matic of increaso wae thot the housing sociolilcs
wore gradunlly extending their activitios to the remotc placoc,
vhore land voaluo ves cheapor. Therefore, strictly spoaking,the
date Lo Gavor doac not chow the absolute rise in land valuc,
Membersa voemo ofill able to find relatively cheaper plots,
becaunc thoy vore btuying lomnd at the renoter arcas. Anothor
way tho oenbers wore ablo to accommodate to tho rising land

value yiee o ooyduce the oize of the plots thoy purchaned

from tho socioty typically from 8 kathao down to 5 kothns.
(Bee Toblo G-q9hdbﬁve).
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TABLE 6.22 AMOUNT BY WHICH UNIT LAND COST
HAVE INFLATED

{r)} Bavar

Date, of Starting FPayment ' tzgitcggisﬁﬁg?gflﬁnfﬂgg)
1972 ' . 1050
ﬂggﬁ 1865
19974 - 1800
1975 1875
1976 :
1977 1200*
1978 1320
1479 . 2200
1980 2550

{b) Mahammadrur

Date of starting payment : Cost per kathn
1055 , 1100
1966 2000
1972 . 2700
1973 5500
1974 2700
1978 * 11500
1979 12000
1930 16500

{c) Other Flaces

Date of starting payment Cost per katha
1979 1000 (Tongi) :
1979 5500 (Joydevpur
1980 : 7000 (Joydevpur

gource : Cooputation from the informotions eollected through
firld survey, 1981, '

* Beflecting the purchase of moro-r2mote land at Sawvar,
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6,11 The Linitod Cozpany's Profit Margin
]

Housing companies maintain a good profit norgin from the nomboro
at the time of celling the plotc. The profit margin of the com-
panico ic not normally chown soparately in the coppany?n actoe
unto, Inctoad, it 46 included with the land developponl costo,
paintonmmon codte and nmiscellaneous coSts of tho cOmpailye

A Savor bacod housing socioty informed that they had purchasod
their innd at on pvorage cost of Teka 50,000 por bigha, The
total oize of tnio Eociety'é cchene was 30 bigha (see site
Plan A). Thopofsre, the total purchased value of thie oito
was taln 15,097,000 (50,000x30). In this site, the sociely
adverticed 55 lotos of 5 knthas plot and 54 loto of 3 katha
plotc for colcs The pricep fixed for these twd typod of
plota troxe taln 25,000 w;;“ﬂm taka 15,000 roespectively.
Heneco the £otal oolling wolue of all thece twn sized plota
were tala 22,10,000. The difforence of taka 7,710,000

(22, 10,000-~15;00,000) vould be eormed by the society oo
'developnat cost and management cost's But since the slio
of thio cocioty van relatively high lond,the dovelopoont
cost would boc quito FmAll. Hemce much of tha taka 7,170,000
would Lo onjeyed by iha soclety as profit.

The omcccd af Taka 7.10 lakh includes both the manngemont

costs and profit of the company. The manngenent coste af tho
company inzlude rent and stationnry costs, salary of otaffo,
advertinoment coot travolling coots, salary of the dircetorso
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ﬂtlc.-. But it 1o not peseible to eay the actunl amount of theoe
oxpendituro without detolled records. It is sure that tho opo-
unt could bo oignificent, If the living allowances of o diroo=
tor wero Raolta 2000 per month for -exemple, then thoy yeorly
expenditure on thic hend is Take 23000, Agaln if thoe offlco
rent of Gho coopany io ostimeted at Taka 1000 per menth, then
the yoarly cxpenditure of office raont is Taka 12000. m't&msc;
managonant empenditure could be 2canomlsed in different woys,
such o5, 1f the director bo a business man, he mipht elroady
hes on offico cmd he has q].ready an incomo (living allovwanso)
fron hic obhor busineos activitios. Se it ie very hand to
nstim.m;e tho -?;otui monagement ¢costs.

In thc above exocaple, if wo roughly estinmate the totel yoarly
exponditue of Taka 50,000 to Taka 80,000 and if the echomo
lagted for 5 yoars, then tho totol management cost vould rinso
fron Taim 2,503,000 to Teka 4,00,000 (soy, Taka 2 to # lalt).

50 the prefit carned Y%y the coopany from the 5":‘; bighn schieac
is Toka 747 lolth mimuo Take 2«4 lakh which is Take 3471 lalth
to Talm 5.7 lalkhe Hemce in this caoe, tho profit por bigha
Aic gpprozinntely Take 10,000 to Taka 17,000.

As the amcing ﬂnciutyl playe the reole of intermediary betureen
the ocllors cad buyer, the cost of this role can bo ecalculatod
at Taka 23GG6 per bigha (Taka 50,000 por bigha for buying cud
Taka 73,65 per bigha for sellingl), This is oquivalent to an



iﬁc;mn.ﬂu of around 47% on the land ¢osts, of which moro thon

half ({E763) i3 the oocistios profit. The cbove calculation
dees not inclulo the profit which the oripinal seller nclkcs,

He probobly aloo makes a considerable capitol gaine

This crmople zefors to & small acheme (10 acrec only}s Ths
manngorent oipentes of the housing society are largely fixod,
Thus oo ?.tm cine of the echeps increases, the emount of Proe-
fit imercnsos cnomouslye Therefora, ulthnugh the houoing
goeietios are providing a ‘oorvice to the CuStomoT OT MOm~
oers of the occiotles, in practice 1:'.}115 is a very expceaiivo
soxrvico, A lavzo part of the totnl cost goes Bimply &g the
housing secictics profit md also the sellors profit.



CHAPTER = 7

YHE ROLE OF BAOSIEG SICIETIES IR
THE LAND MARKET OF GREATER DACCA

8.1 Introduction

Whileo tho ngjority of tho housing soclieties are of rocont
origin enly o fow wore eatablished in the early 1950%'0. loro
thon half of the societies aro less than 7 yoars old, Thoir
activitico are still at a primary stoge, znd moet of then
bnvo not et arvon cnmpieted houaing scheme, They aro cnpo-
ged prinarily in the businesc of buying ond selling lend
and it would Lo more approprinte to deoseribe then anm land

paclctios,

The main arca of thelr operation is Savar, and the eonergcnean
of housing cocictlea in Savar roflects a major change in the
evolution of 1to land market, In order to underatmnd tho role
of tho howsing socletles in this evolution, 1t 1o vorthvhile
firct Dricily rovicwing the findings of a otudy made by Ahnce

duzgonon in polation to the land market at Savar.1

8.2« The Encrroncoe of on Urban Land Markot at Savof

During tho poot two docadns there has heon a drﬂnatic Incrcnoe
of land voluco in the Savar arcas. Betwcen 1960 and ‘1978 lond
valuoe inergoced pixty-~fold on the average. Land voluoc d4id
not inercoaso uniformly all over Scvar, The rate of increaso

1. M. Almcfuoooann, The Ris ‘Coot of Urban Lgnd, 4An untub-



varied froo placo to place, ond from time to time, Betwcon
1960 and 1963 land ot the nost cemtral location in Savu.r
elose S0 tho basar suddonly increased in value by aboat 35000,
Three yoors lattor (1963-66) lond valves suddenly incroacod
in locations obout & mile distont from the baozar by about
3065, Theoc Duddon price lnecroasea travelled like waven
eproading out from tho centro of Savars. The csuso wag that
Bavar vas choving signs of bccoming an urban aren, and pooplo
vere buyingz land on speculation of further rice in land value,

An annlyuic of tho people buying ond Eelliug 1an? 1in Suvu?
rovoalod that three dletinct groups were poarticipating: :i.n":thﬁ
lond novimt. She rirst group was local people, mostly farmord.
The oeccond proup Was also local people, but memhers of tho lo-
cal elito, probably tusinessmen and rich formers. The third
group uas troalthy people from Daceca and other pleces outsido
the locolity.

In 19G0 tho Savar land market was sntiroly local. Almost all
the land purchnged were by lecal peoples. It wao aloo a Taral
lond motkot, tho plots of lond transferrod were relativoly
large in oico vwhich indicated that thoy were for agricultural
rathor than rooidential uces. Early in tho 1960's howvovoer, o
fou people moinly from the second group (i.e. the local olite)
started buying lond, paying prices about 25% higher thon local
farmers, Tho odzea of the plots En]:d began to decroaso, In the

. 1960"1: thore wero a fow cutside buyera from Dacca, but, fron



P

5

tho corly '19'?0-"5 onvards, ﬁuccu buyera ctarted to buy lond

in large mmbors both as private individualo and through

the podivn of Yhousing sociotioce'. At tho same time, Daoo of
ths local olito started to opecialize in selling land to thon.
Seme of theoe local elite tius becsmo 'land brokers® or *doe
J.auJ.:::Ii in {ho Savar area, acting as mlddlemen between the Dacca
buyors ond locol sellers of lemd. In the early 1970%g thero
~**wers porhnps tirenty brokors operating in Savar, and by 1978
this mibbor hod risen to well over one bundred, Prescntly .
‘(1931) ¥hoxe are ot lenst ceverel hundred brokers engugﬂﬂfin
this 1and buciness in Savar. |

To conrolule fﬂ_e dmlc;pment of savar land market, 1t is vorth
mentioning that the housing bocletles wero relatively lato
conorc in ﬁm 1nnd narket. Throughout the 1960%'s, long boforo
the gppcoranco of mest housing goclietles, a lot of tuyinr and
zolling of lnﬁa wvos taking place. Even in the early 19’?0"'0,
the rolo of thec housing bocletins was mll:-atively linited in
comparioon yvith individual buyers and sellers. The houeinf
nociotleo, thorofore, are relatively now cumeruxtu the Sovar
1md parlmt, At preseot thoy play a domipant part in the land

narkot 0f Bavars

To undorstond tha rele of the housing Eacietiera in Dacca'o

1o morlot today, and to find tho reasons why the numbor
" of socictict has incroased sp rapidly in the laat fou mﬁrn,

1t ig noceocory Liret to identify why housling su;:ie}:ieu vore
fomoed. Whaot woc tho adventage ef a person (or group of proople)
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to form o housing society? A number of possible reasons cam

be eugrestod. Thone are llsted below,

Be3 Poopiblo Hensons for the Formation of Housing Sociotico

Tho

formntion of housing aocieties was trented

4) Ao a mochaniem to ralse funds to Gpeculate on land

i1) Ac o nochanisn to dispose of lond already acquired

111) Doth 4i) omd 11) above

iv} To ovoid the legel land ceiling, or tox-evasion

v) To concolidntce owmership within a lorge aroa

a . .
vi) An/cooporative to pool funds to make land purchaode

1}

i1)

oacior for the members

Since 1an3 spoeenlation was profitsble, many new pesplo wero
Intcrooted o Joln the lomd market., But lobd buylng reguires
a lot of ponoy. So one poosible reason why new housing Do=
ciotion wroro fermed was that some ‘entrapraﬁeu.ra' discovored
a nrl vay of raleing funds, By forming a socloty, thoy

could Yborrow momey from prospective customera'’ ( in tho
forn of odvomco payments) which thoy could use o0 buy

and Soll 1lmd. Hence one poosible repson for the formne
tion of heousing socleties was na a mechanism to raico

funds Itu ocpecninte in land buninesa,

Eﬁuwnr, wo lhoun that the lond market arcound Daceno (1.0a
Bavar) bhos been active for a mumber of years. 50 an altor-

nativo roacon why houeing eocietles werc formed may havo
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iv)

v)
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boon to ercate o meochanism for disposing of lend alroady
aeguired. THo genmernl public would bo more willing to

purchane cmall remote plots of lond from a recogniocd

cocioty thon from an unimown private persen. The title to
tho land would moro likely bo genuine, emrd the ploi: would
be morce likoly to have accese roads, com—unity facilitics
gnd Cc O ﬁu housing societlos may have boen formed prie-

enrily ac neans of celling land to the gemeral public.

Thirdly, it io possible that socleties woro formed both
to ©0ll loni, opd to buy more lend. i.e. o combinatlon
of i) md ii) above.

Thoere nay have been other good reascns for foming o
housinr coclety. For example, the lognl lamd ceiling
for o fomily holding agriculturnl land is 100 bighas
(37,5 ncroc). It 1o possible that if s housing socioty
was forond, it would emeble people to hald morso than

100 bighas of landa nlfernnﬁively, the soclety nay

hove boon formed to avoid taxes such ao capitol gaing

tox,

Porhrms o plousible roason for forming a soclety wac bo
conoolidate various land boldings into one big schence.
A.croap of buyurs might £ind that they had purchased nost

of o oraa, btut otill onmc or two plois wore léfte Ly forming
& cocinty, thoy. could press the owmers of the remnining
plots o 0ell, since their small plots would bo foolatcd
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%’1:“,,_:&:1& thoreforo difficult to sell scparately vi) Another
importont reason for forming the housing socistien oicht

bo tho Co-oporative principle itoelf. Individually,the

nenbers may Aot have sufficlent monoy to buy lands In

o ¢ocperative society, thay could pool thelr fundo,

nnlting it casier to buy land.

It io difficult to docide which of the abovae reasons wad the
meot gpplicabloe to the case of Dacca. This thesis now trioo
to identify tho main reasona why houolng societles wero for-

ned, and thoir reole in Doeca'so raplidly changing land markot.

B.4 Ourzestod Beasons why Housing docletien wore Formod

To find the main reoasnono why housing societlas were formed,
it ic holpful to briefly rccapitulate the msain featurcen of
housing cocloting identified =mo far.

In Chapter 6 it vns cbaerved that many of the houeing linitod

compontest

- stari;od idth Dircctors' own finance
- omployod leocal poaople frem Sovar as Direetors
= treated the mombers sinply as customero

- goro nore 'budinesns - orionted?

On tho othor hond, aome of tho housing cooparatjive spocintica:

- gtarted wvith menmbers deposite

- did not uoually employ local people from Bavar as Direcctora.
~ troatced {ho embers by ond large a0 oquals

= werc morc 'cooperative oriented’,
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Hence, iu [cncral, thore were clear differences in charoctor
betwoon ths linited companios and the hounlng cooperativen.

Ve might thorofore expect tbat their role in the land markob
pight differant to each othar. And thia wec the case (though

it ghould Do meontionsd here that somo of the housing cooperatives
wore found behaving more like linited companies, end vi¢e-orsa)e

The Idmitod Comondes

In roply to tha quostion —ww="When did you buy your 1land?,"
in noarly overy cago the managing diroctor replied in the
month o e fellowing reglstration of the soclety.

However, thic ansvor did not reveal the whole picturos If a
houcing Yimited compony decinred the site of ita propofed
scheme publicly, emd then triod to buy tho land, ‘it would faco
extrene difficulty. The ownsrs would be unwilling to sell, eX-
cept ot o inflatod prica and fewor the onvers the higher %tho
price thoy would osk for.

Cn tho other hond, tho bousing limited company would bo rmch
more Succocooful if it could first negotiante secretly with dif-
feromt cmcors, without letting them know that o bhig schene wad
boing put togothore. Thus vhen sufficient agroement hod becn
made with o ouaber of difforent nmerﬂl, it would be tho tino
to raigo tho fiannee fron the public %o pay far tho land, This
would Be the tine .of roglotration, and ocdvertisement in the

nevspapelse
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A nunber of Ffolluw-up' interviews were carried out with diroc-
tors of both 1linited companjes apd co-operatives, to cstabllch
whether theoc firdings vore correot. In total, 7 intervicus
were conducted, in the form of detailed distussions.

These follow up intorviews revenlod that tho regiotraticm of n
limited cospany was usually not tho firct stop in the commany®o
bhietory, i omly a much lator st%age, reproecanting thoe culni-

nation of a lot of searet mctivities.

What usunlly hopponed was go followsa 3

Stage A

A group of individuals who were friends, acquaintanges ‘op
relatives vho hnd land at Bavar {say 2 to 5 bighas) felt it
would bo profitable if they could sell land by forming n
housing oocictye '

Etame 2

Ac thaoy night not own cacugh lend to lgunch a big ochono, thoy
woulé probobly try Yo include a fow othor people who alno oun
land at Sovar, to make the scheme viable, But to completo tho
schene Lncy would need to purchase o large amount of lond,they
somctines oloo fncruitaﬂ & fow peoplo from Bavar a5 dircctora,
who hod pgood knnuleﬂgé of the land parkot (e.g. brokers,local
busineocoon loenl oldties mmd so on).
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Btapo 5

Having ﬂnuiﬂud in-principla to forn o society, now io tho
otago ¢0 ccoomble the land for tho scheme, They 1dentify the
aren of o suhn‘nn and with the halp of their locally rocnuie-
ted divectaro cocretly negotiate with the owmorn of lond.
They do *Dignat for the land, which 18 a writton agrecoont

. pignod on o throe taln govormicnt stomp, to the effoct that
the owmor il coll his lend at & cortain price, provided
the buycr (i.c. housing cocloty) ean give tho monoy within

an arroed 0o poried {usually :-;aoﬁt On0 JOOr) e

Stane &

This ic tho tino of regletoring the socliety and oxpooo 1t to
tho public. Casc pufficlont *Bionn’e* havo been modo, tha
housin~ pozicty cunlbn rﬁﬂﬁnnably confident that they will
havo ¢nough }nnﬂ te nnke o schomne, ond they will have a
rapsonably cloar dden what priece to charge the customors to
nake thoir profit, So they reglster their dociety with tho

Govorrmonts

Btage 5

Soon aftor raciotration, thoy prepars a *oacter plant of thoir
ccheme and advortise in the newspoper for prospoctive cunto=
moro, Vory lilkoly, the lond which they havo alrcady purchancd

or havo nodo agroomento for, will not be contiguouc.

Honothodena, of 1t 1s oxpectoed tl:mt land beleonging to other
peoplo 10 ndcoe chown onm the Mestoer FPlan. It was axplainod by
the diroctorc that the Haster Flan had bacn prepared in antl-
cipation of theo future purohnsn of the land shown on the ploan,



An axm:mlc af thia ic 'shown in the following Faster plon of
one l:mu..:.nrr copany, which appeared as an advertinemeﬂt in

a neyspapeds

In tho firat advortiocempent, a traingular ploce of ldnd weno
chown. in t:hc nm;!:h 0Bt cornar of the ochono, It was maxkod
a2 Ycommunity cmtrc and diopensary’. (Elete Haster Flan ).
Probably at the time of drawing the macter plem no *Bionet
had been nodo for this plot, becmuse wben Maoter plan mmbor
2 wao proparced, thic sams plot wes now obowm nm hnuﬂing (see

Road 7, plot rmumber 5 to 15).

Sometincen, heuclng cocicties do not buy any land at oll befere
offering it for oaole. Inatoad {:hny prl'e;'mra a blua-prin{: nhmﬂn[;
plotc ta DO sold nnd invite buyers, Thic ambipueus typeo of ’
Mastor Plon 18 not ucunlly disclosed publicly. In ouch fypos
of caciotioo, after-selling the plot to & customer, tht DoO=
cloty will petually buy tho land froom the origimnl ouncr

and quickly tronsfor 1t to the cuwtomer, In othor cacoo,

tho oocioly parchacos lond directly inm the namo of tho
neoherses Anfl ogain in othor cnoes, housing societion ony

buy lepZ with a clouddy titlo, for which the customers ule-
timntoly cuffora

Gonornliy the Magter Plan is preparcd to attract the elionts
tbrouch tho Juerati¥e ‘paper-plant. Hence lt is preduced noro
for aﬂvartir:ingl' purpcoen than for planning purposec. & Serions
problan arisos thot in the soarch for profit, the houcing
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nociotion vill minimise their provision of eossential -ocompmnity
facilition (such an ochoola, open space, etc), and jnctond go

for the nodcun number of houce plots.

Sita plm A providos a good exomple. In this lay-out plon thore
is no provinion for eny comrmunity facillties. It is not oloo
clear uhﬁﬁher thore are any othor such facilitiea near to tho

sitn.

A aecon@n;y affect of publishing the master plon ie to putb
proasuro oa the romalning owners-within the schene who havo
not nadie acrocnonts (YBinnos'). Onece tﬁa paster: plon 18 pube
liged, the ronaining mmers pay fini it very difficult to’
sell thnié laond ocepoarantely. So they have to 'éapitulatei ond
go0ll to the houting corpany.

Stape G

Aftar the public advertipament of the lay—out plan, pooplo axo
attreted o tuy o plot from the society. Interested porcons
beconn neobezs of fhﬂ socicty and otart to qepnsit noncy to
thc'hcuﬂing cocioty for a plot as per rulo ér the socloty.

This psocoon of depositing money aceunulates a fund in tho <
account ¢f tho housing company, which in turn can be utilized
to finnlly purchase the "Biana' lend. More Biamas are olno

mado -for tho reonining land in the schene not yet purchaced

or nnior nﬂ:camsnf. '
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Btoge 7

Aftor full paysent have been made by the member, tho socloty

cives repisteation of the plot to him,

In this process, after dloposing of the plots to the cuotoe

mers, the

houaling company will be able to go for another mew

schene, in tho Sane or a new location. The p;mfit earncd from

the firohk

pehome can be invested in the newer schemn. In "ti:lis

nzy Schaoe Gho come otages can be followed once agnine. Lri-

dapce $hat, Uhis is happening was chown 1n Chapter &4 which

indicated

Lhat houeing companies are starting to go for tun

and evcn thyce schemon gnd at new locations like Tongi and

d Dﬂ'dﬂ?ﬂ@-

To surmarioo, the differcnt etapges in the activities of housing

limi¢od comanmy ean bo shown es follows ¢

Btageo in
Stage 1 2

Stase 2

ia
g
\

e

%
&

(]

=
da

tho Activitiea of o Housing Company in Savar

Gevoral 1md owners declde to form a housing cocioty.
Ty Toeruit sone lacal apgents from Savar.

Yhoy outline n schemc, and start making "Bleaao?®

with locol eumors.

Yho oroogh :‘Bianqa' have been made, they repistor
thc oociotye. |

“ney ddvertise the manter-plan, and start toking

cuntonars® marcey,



Gtage G & Wlth the custoners® money they pay the Dinna, and

nalx mare Bianns for the repeining land,

Stage 7 ¢ Uhen all poyments have bean made by the cusionery
thoy registoxr the plot, With the profit, they

stort to look for oo new schema,

8.5 The Houoing Co-operatives

The above procedures werce also. followsd in case of somc of

the housing m=oporatives, After taking some Blana land tho
housinp co=0porative prepare o lavout plan on tho whole area,
not all of vhich io owumed by the coe-gporativo. By accuminting
menbera deposit thsy.nm n‘biu to complete purchase of the DBiona
land, Howevers the majority of the co-operative socictien ore
-engaged in caly one scheme cach. After disposing of the lond

- thay 4o not nomoally o for mew ochomes. But a fow compoixy
type co-=oporntlve socioties go on for nore echamas to ooxn

profit,

8.5 Conelusion

Overall, tivo housing socicties act as. intormedieries betireen
the bu:mzﬁ and cellers of land. But in doing so, thoy croate
problans, Finally, it is difficult to ascerble all the lond
necdod for a pchomo. But the societies have to win the con-
fidenco of tho publie, That is why they are temptod to pub-
licsh [ostor Plans which are not properly prepsred. Tho
teoptotdon is vwmially done bhefore sufficient lend has boen
purchased by the cociety. The recult of thie activity io
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unfair deoling by the housing societies with the land

buyeris. v

A second problen is that dus to the desire to maximico profito,
the houning oocieties tend to overcrowd their eites. Very fou
commmity facilitics are provided in tho mastor pleon and the

recult oy bo bad in the future,

A third problon, egain due to the desire to naximiee pmﬁtﬂ,
is tho offcet of the housing societies iniinfleting the lad
velunca A5 the ficures in Chaptexr 6 indicated, the socicticn
may infloéa lend valuss by more than 50%, or as mach ag Taln
Eu,mu per higi:ﬂ {1981 valuec at Savar), oimply for trens—

£t=.-:|:-:'1.r:'.‘J 1ond fron one person to another.



CEAPTER=8
SOMMARY AND CONCLUSION

4ip an urban arco grows,its housing market becomes developcd
and complex, Generallajthe market sector of purchased and
rented accommodation increases in eize. Simultaneously, the
process of buying, Selling and renting houses2 becomea more
camplicoteds A5 o result pruperty institutions and property
professionals cmerge acting as intermediaries 1n the housing

market,.

The cxpericnce of UE provides one example how property insti-
tutions ami property professionals emerged with the rapid
expansion of toyns and cities im the 19th century. it first,
these institutions ard professionals wore small in number and
soverapge but lator they grew to become large national organi-
sations, Ultimntely these institutions and professionalo be-

came an established part of the British urban housing market.

With the rapid growth of Dacca eity during the last three~decandes
its bousing morket has become the largeet amd most hiphly do-
veloped market in ﬁungladash. And g number of private housing
sacleties have emerged during this perlod, particularly since
liberation. & lot of people hnve been engaged as property
'profescionala® in the land businees of areas surrounding

Dacea (o.g. brokers et Savar).
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The aim of the thoois hes been to study the rovle, inoportanco
and opetivitica of thoso housing socioties in the lond and
howsing parlzet of Dacca, to identify the nature of theso
nociotien tmd the kind of people who bad joined as merbors
or custanord. Another key icsue of the study was wheother tho
sociotien Uaré o help or a hinderance in the functioning of

n

*Dancea®s housing parket.

Housing; pociotics firat startod in our country eerly in thoe
1950'c, Thoe mmber of societleo ineremsod in the 1960%c, Butb
tho nain poeriod of expancion took pleco efter the indopondomeo
of Banglndoch, ocpecinlly during the period 1978-80. Locationn
wvhera the houningz soecloties were operating wveore malnly ao the
northorn cide of Greater Daceam, such as Savar, Mohannadpur,
Mirpur, Yon~i, Joydovpur, But the majority of thé cociotios
verc locoted in Gavar, and the secend largeat concentration
was at [fochammadpurs. The main reason influencing the location
of thelr citos sins the availability of relativély cheap and
underclapoed lond,

Cortoin difforcnces between houning limited componies and
co=pporative houning societies were found. Generolly the
caapnndoo vore formed under-the rales of compeny law and
firat ptortad cpd later manapged by a Board of Pirectorc. In
moot cafet tho dlrectors were ocolf-selocted people operoting
.the campony 1ilm a private bueiness organisaticm. Thoey Gid
not normnlly hold pmeetings with the cuntomers, but hold
informal nooting only among the board of diredtoro.
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They wore mainly self-finenced organisantionsa, ueing tho om
finaneco of the board of diroctors. Tho directoro of tho com-
penien woro nainly the nore affluent people of tho socicty,

and o goold nurber wére tusineosmon.

Bousinp co=pporative societles wero formed under the co=gcporative
éucic‘h.’iics act md wore usunlly managed by an olectod czecutive
committoe (at loast 1o thoory) or board of nenagemnent, Tho (i
rectaros of thooo cocletios were often confined within . tho COpe
loyees of o particular organisation, though for some it vas
sirmply group of acquaintences. In spite of the rileo of tho
Co=oparativo Es;ﬂcietiea Act, fow of tho Co=operatives hald
meetinge ropgularly. On the othor hend, the eguree of finonco
wao nainly thoe maoberts subseriptions and also thé gubscrip-
tioma frcn tho mombers of tho executive committee. The lattor
inecluded beth covermment oorvics holdors and £0 a 1oSECT CFe

tont, mrinassnon,

It wae found thot a fow housing limited companles behaved
rathor likec co-oporative sociotios, and quite o few co-opora-
tive bohavod nore like companies. Some limitod companics held
regular neotinge with their members and hod a provieicn for
clection of %tho board of directors. These companies wero
finmnced by the individual cubpeription of the mermbers liko
co=operative cociotios. On tho other hand quite a few cow
operative cocietios did not held regular meoting of their
mezhord, and woro nanaged by an executive committee which

was pot oloctod by the members,
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Thoro toro not many differences in the background and chorne-
teriotico of the members or customers of the co-oporativon

and Yioitcd comopanies. They were huth mnles gnd femaloE, USU-
ally norricd, highly educated, and quite rich.i large nuﬂﬂﬁr

of thom woro coployed in government Gorvices.

Tho mjority of the menbers owned noither e house nor any
plot Iin Dacen ¢lty, co their denamd for lond and houcdns wao
repsgnnblc, Tholr present accommodation was wsually oithor
govormnont ©F privately rentcd houses. Most of them had nig-
ratod to Docca, especially after 1960, They Btill hod not
been ablo 40 purchaso a plot or a houso in Daceca. Mojority

of tho ponbers joined tho houaing coclietioo painly in the
lator part of tho 1970's {eapecially betuween 1978 to 19807,

Most of tho interviewed mermbers had not yeot takcn owmorahip
of tho plot fronm the cocioties. Only a few had so far COOpPlo=
ted poyoents ond been glven regiatration. Moroover, a fou
whe had joincd long ago otill hed not yet received ony plot,
thouch othoro had paid for the plot in a lumpfun, ond bLeon
given tho plot.

76 purchaco o plet from the socioty the member normally hod
to pay noncy wader differant headings, for exanmple mechorchip
fee, lond cost, land development cost and registration feo
etc. Tho totol price of the plot was determined by tho cocle-
tioo on the bagis of purchnse price of land, development coots
and cosl for providing interior ronds and community facilitica
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in the oito. Tho total cost. to=day of a 3 kathn plot in three
locotionG vic.,Oovar, lHohemmadpur, Joydevpur aro 17,100 taka,
68,600 tolm md 24,020 taka, respoctively.

The total cost of land had incroased rapidly over timce Ao o
result, the size of the plots purchased had ﬁradunllw boon
reducedy for oxmple, from typleally ? to 10 kathaz (1972-75) °
te 3 to 5 kathns (1978-80). The main component of cost of tho
plot van tho lond Eﬂﬂt, vhich included the profit margin of
the cocictica (mnd the original oeller of laond). Very largo
profits could be gained by the Housing Bocieties. It was found
that one hauniﬁg socliety developing n-}ﬂ bigha site at Dovar
nado abody Tk, 7,710,000 profit as the difrarencn'hethﬂn Pl
chaso of lond and disposing it to the members (buyers).

If nannponent cont and overhead expenses were assumed &b about
The 2 lakhs, tho profit to the Housing Society was about Yk,

5 lakhn, ox T, 16,666 per bigﬁa. Overall, the activitioso of
the howsing oocintios aeting os intermediaries betweon buyors
and pollera, rogsulted in an increase of land value by ct 1oﬁut
50 per cent. Sooo of this increase want to managerial ciponases
ut moot of 1t; acpoelally ;nr the large soclieties woo outripght

pmfitt

Tbe pruceﬁﬂ of buying ond sclling 1and by the societies wvao
found cqulicatbﬂ. These Bocieties were actually hpernting an
intermodiorion botween the buyers and sellera, Imitinlly the
direcctors of tho cocletios may hove started with & smnll onount
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of lend of their own. They realised that 1f they launched a
group effort (i.e a housiqg gociety) they could reﬁlise a
large profit from sub-dividing the land; and selling out
small plots to prospective buyers. Furthermore, buyers yould
be roluctant to buy & small plot unlesas they were assured of
access (ropds), fecilities (schools, mosque, etc.) and felt
gecure obout the title of the landy Eence a 'soclety! was a

good nedium throush which to dispose of the land.

‘ r begin
In sterting a housing business, the societies, firﬂt;tg nego=-

tiate agrecoent for the land under their proapective acheme
with the existing_nuners {the agreement 15 known aa 'Biﬂnai).
Ta negotizte the agreements, the founders of the housing Hﬁ-
ciety cometimes found 1t useful to fom a paitnershif with

one or tiwro local people who were familiar with the area, ine
viting then to Jjoin their beard of Directors.

Once sufficicnt 'Biange' had been negqéiated, the socioty wao
ready to advertise for customers, with acme aécurity that

{1} they would have lemd to offer the customers, and (ii) they

would Imow wvhat prices to offer the customera.

Then thoy prepared e Master plan, which usually included both
land under ]Biana', land already pruchesed, and elec land vhich
they hoped %o purchase but had not jét made agreemants for, Then
the cociecty a&vnrtised for éuatamers, and used the funds piven
by the customers to pay the owners of land under *Biana;. Hotl—

ever, there is a temptation to advertiae land before sufficient

’
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agrecnents havo boon medo, Bo as to start obtaining noney with
the hope that n[gmumlcmts con later be worked out wlth the @i
mlrs.. Often not ot all thoe land chown in the Master Plan aro
awnod (or under blann) by the soclety and they preparc lanter
plans which include othar's land,.

Henco customord ara oometimes defrauded of their noney cnd in

any ¢a200 the cocietios tend to overcrowd their oites in order

to gain naxiTun profit.

Tho h¢uninC cocleties arc not actually solving the houoing
proeblens of general pecples Very few percentage of the total
populationg {who desire to own a house) ars tho member of theso
soclctios, Tho housing socletlos are catering only n Saall Mo
ber of rich poople who individually can nlso manapge hio reoi=
danecs Thic hounine eocleties are only providing land Lo their
mﬁn‘hnm. E'.Jl.t moat of theoe land are still quite reootec from
Dacca city, Thne posolbility of doveloping those areao is a

matter of tino.

Hovewer, the htuning societies are providing servico throuzh
supplying land, Dut this uurvicc in a very costly service.
They orce oarning hugc pmflt ‘b:.r pruviding this pervice, In
a calculatlon in chaptor 6, it has been .fnund that uppm:d.—-
mately Tolka 5 lakh were the profit on a 10 acre acheno.

On the othorhmmd there 1s no co—ordination hetwéen thd various
Mactor Flono of housing Societies located in onme area. In fu-

ture thie will ercate tho problem of over ‘erowding, Henee

j"
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thore ic o need.: for govornment intervention though fixing a

basic fram uork for reads, commnity facilitles, open Cpnoc

ete,

7ho follouving rocoomendatione havo been made to eliminate the

the problcens béing croated hy housing societles.

1.

e

Je

Se

Govormmy chould co=ordinate the IMaster Flanns of difforcnt
gaociotiioo by preparing a bacie plon for savar as o wholo ond
cetting ctandands for aach layout e.p. @inimim road vidth,

opon Space atcs Should be fixed,

Housine ococistics should prepart their Master Flen oaly

showing the octual land the soclety own olde by side with
gn nér:u:mtc IIouza Mape This will help the people to Lno:
whother Gho lond edvertised by the soclety ie actually
ovmneod or purchased by' it.

To heln tho lower incume' section of the people, Governmont
ltcelf ¢om olse play the role of housing societios by ac-
quiring md dioposing land to the actunl needy percons,
Govermnent nay aleo earn soms profit through this notivity.

Thero ﬂhoulﬂ-'bn o national orgonication te superviso, check
end mido tho housing societion. Thin-orgamization trll
cheel all tho valid lend records of the sociotios, Lhcir
lry=out plan uvhether all the besis planning criteric oro
oboyed by the soelety or not end whether the -individusl
plon can conform the framework fixed by the Governncnt,.

Govornmant chould help tho gemuine societies by providing
the nocessary service facllities such ns reoad, eleetricity,

vator oupply otc.
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AFFENDIX =TI
SEX AIID FARITAL STATUS QF THE MEMBERS

' Sex : Marital status
THole =' Femnle =| ﬁma_:‘ Umnarricd

No,of llonbora

Co-gpcrativo 18 8 23 3
Ltd. Compony 26 9 30 5
Total 0% 17 5% 8

IENEOD OF PAIMENT BY THE MEMBERS

Hembltﬁlrﬁ Eq-_@uratwe : T'L_td. & 323 -
Mo tnl 1 Ty L
Im:t:u:la.zr'|r Il ’ ' mont -: Others ; EEP ,E_ nent % Othara*
720-1000 ( 1

1250-1500 4. 3 1 4 1

1501=-1750 1 2 1

1751-2000 4 3 2 > 4
20012250 1 1 3 a
2251-2500 1 1 > p
2501=2750 1 1 1
27595000 1 o 1 4
2001+ 1 1 e %

Total 5 16 5 7 20 6

* Girmply noobor not paying in any system.
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EECOJDARY INCCHME OF THE HEMBERS QF
CO=OPERATIVE HOUSING

Sccond Incoms
T T 250~ T ST=T750=1 10071 TE5

0
500
3

Moin Inconc

~r r1
T

600-1000 1
1001=1250
1251-1500
15011750
1951-2250
2501=2750
2750=5000
3000+ - |
Total | "10 5 3 2

L. . S 9 [, ¥
. ¥ .
Y
-

vila aaa

thighe.
SLCOADARY /QF '™HE MEMBERS QF
HOUSING COMPANY

Main Income | A1L 220 EM'H_F"* 1007 1250 15071- [ 7730

{ L 5501 950 § 1000 § 1250 § 1500 | 1750 + 2000

©00=1000

1 1 1
1001+1250 2 1 4 1
12511500 2 1 1
15011750 1 1 1
1751-2000 3 1 1
2001-2250 1 1 1
22512500 2 2 4
2501=2750 1
27595000 2 1
Total 15 7 2 LI 1 2




DEPAGRTIIEIY OF UOBAN ARD REGIONAL PLANUING
BANGLADESH UDIVEDRSITY OF ENGINEERIRG AND TECTANOLOGY, DACCA.

Gmentionnaire Burvey on different housing Co-operative
Sociction/Linitod Companies of Dacea City. )

None of Intcrviowoo '@ Dato :

Add#ﬁﬂu H

1. Moo of tho Co=operative Society/Limited Company

2. Roclotrotion HO ! eesesesea. Date of regictration? wases.
e étuﬁuﬂ I sressssssscanene

4. Oricin of tho Gocioty/Company
n. Vhon Aid you etart as & socicty/compoany?
b. Wio charted 1t ?
c. Why Qid thoy etart it ?
d, o7 did they otart it ¢

¢ bnt wvora thelr previous oceupations, background and
. cEpoerienco?

S5e 0« o nany gsites the Society hovo 7

E1.110, Dateo Locotion Distance from lotijheol C/A.
(i)
(11)
(iii}

be Wiy did you pelect these sites 7



o, Total orea of the land (of ench site)
(i)
(i)
(11i)

d. Voluo of this land (per acre or per bigha)
= ot tho timo of purl:'haﬂe T YR L L LE

" = proccnt voluo

e. How do the socloty/company scquire the lond?
(Dircct comtact with ammer/govt.)
A

"fo Uen of tho land nt the tine of purchang ecassses
E-: Hhﬂt‘ﬂﬂjﬁ'm"ﬂﬂ ‘withtiendinftol purﬂhEEB‘- TYTEIERY

« 5011 to nombers

- Leaso to nenbers

= Vortgope/lamgtorn payhent
= Devolop ‘tho land themselves

h. -Prodoent land uoc of tho site

- nericulture

- 1oy lomd
"= hich lond

-~ wacant

= dovolopod

6. Eumber of projedts the soclety have

a. Cooploted
b, Portinlliy completed
¢. Hot yor otartod



7e aa Who hovo prepared the lay=out plan?
{Enge. Arch., Flmnor)

be Did the nerlety loy any prefessional oxport?
A52 nﬂt! Ymmﬂ em&hy.

cs Did tho,boociety supply any epecific design for
houoea, Yoo/Fo If not, who design houseB.

Be Whethor the Soclety has eny future maintenanece prograrmo
" for the Dite? Yoo/Ho

If yoco, vhat kind of progranmec arc those.

9. Corrmnity facilitios in tho gites.

- ae Otilits Corvlcen

(i) Vator ocupply. Yes Ho

I 709, DOUree ssssuss
© (41) Dectziclty . Yes  No
. {44i) Gos Yes Ho

b, Sopinl facilitiesn

(i) Park Yor No
{1i) Ilarket Tes Ho
(iii) FPlaying fiocld Tas Ho

(iv) Doy's ocheol Yas No
“(v) Girl School Yes Fo
{vi) Hoocque Yeo Ho

10, Did tho concermed public authority help the socioty in
providing the followlng facilities in the site.

Hame of tho concdrmed authority
aa Road
bs Yator suoply
¢» Eloctricity
d. Gan



11, Infprmgtion about the memboro
ae With hou nany members dld tho socloty start?

D. Whnt lkind of people are normally your members?
{Occupntion, Bocial Status, Aaoets)

¢ llow do “these mecbers join the society?
d. Hovy ooy pombers have they galned over the yearc.

G Ireocnt mrber of membord seeesss

12.ATbcation of plots
n, Ior; do you allocate plote?

b. Hor do you declde whe gets a pleot?
ce Yhon do you allocate ploto?
d., Uhnt have tho menbers dono with thelr 1lgnd?

0. Uhnt oozt of rules do housing socioty imposée an
their lond?

13. Finmcial Information

e ¥hat i3 the financo of first starting the soclety

be Hou do the coclety got financo?
{(bonlt=lonn, Deposits by oombere ote.)

"¢s Do the oociety get govt. loana?

de Did tho oocloty need any kind of logn for tho
procurcment of land?

Ccas Whot ic the aocurce of this finance?

14, a. that in the payment rule of your scoclety i‘;::'r tho
ncobor?

b. Yhothor the payment by the menmber is regular or not.



15« Allotncnt of piots :

“PITToront Dizos | No.of plota ) Eb.of T Allotncrt
of plotn i of cach size: application] nado
i E E racelved H

Iot Bchomo
= {a)

- (b)

- {c)

: “2na Eﬁc.he::n::

16, o, Yhethor the socloty builds houses for its membors.

Yoo ' Ho

b If yoo, how pany number of housec have nlrouady becn
built an difforent sites?
ce If no, in thore amy future plan for bhuilding houscces?
Yen Ho

ds Do tho cocicty glve any kind of hoalp to the menber
for uilding the houses?

¢s Hou nony mumber of houses have already been built by
:ﬁg :::i:%bgrs vith the help of the socioty at oach of.
sho oite



i
47.. Plot Charoetoristies

Vaiuo of the plotc

pifferont clizes : 3 .
of “ho ploba FParchase | belling ;  To—day'®
"} wvnlue Price + wvalue

F 3

. o

Ict Jchoneo

- ()
= (D)
= (e}

&nd Sebeno

- Ol Bchane

18, Honargoenat ond Orgonizational Tnformation
a. Hovr ic the nonspement fnlnneﬂfcnnntitutud
b. I the pomagement authority elocted/selacted

ce In tho mnagement autharity salaried?
If yoc, on ubat basis:

. = fuli=tins
- Port-tine

. wsonsultancy feeo,otc.
- Othora

4. Hxm; ofton doeo the coclety?



@¢. Why do you hnvo thess meectinps?

f. Hovw many ncmbora attend the moeting?
If lov, . uly?

ge Whot trodining and experlience do the full=time staff hovo?
h. Do thoy submit anmuel roport? '

18, a. Whot kind of 1link @oos tho society havc with other
nocicty?

b, ot doco this link beunfit each other?

Ce DO focl the neccosity for a federatlon or confelco-
raticon of tho houeing socicty?

d, Yha% l=ind of co-ordinntion emenp the housing society
do you focl necoSs5ary.

19, What ic tho future plean-progremme abouk your society?

20. Did you faco any problem in the time of land .buying?
{fraud, illogal ouncr etc.)

What ero these problems:



2

Be

4.

5.

D'

10,
11.
12,

15.

14,

15,
16,
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