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Housing and Sustainable Urban Development
A Perspecective on Bangladesh Country Paper for Habitat 111

Dr Sarwar Jahan'

Introduction

Habitat 111 is the United Nations Conference on Housing and Sustainable Urban Development, and is
taking place in Quito, Ecuador, on 17-20 October 2016. In Resolution 66/207 and in line with the bi-
decennial cycle (1976, 1996 and 2016), the United Nations General Assembly decided 1o convene the
Habitat 11 Conference to reinvigorate the global commitment to sustainable urbanization and to focus on
the implementation of a New Urban Agenda, building on the Habitat Agenda of Istanbul in 1996, In the
process towards Habitat 111, country papers are prepared by Member States to provide evidence-based
knowledge on how the Habitat Agenda from 1996 was implemented on a national level.

The Bangladesh Country Paper for Habitat 1T conference assesses accomplishments to date regarding
sustainable urban development, and identifies and addresses new and emerging challenges. The Country
Paper has been prepared from the different policy papers of the government of Bangladesh to achieve the
status of middle income country, such as: (i) Perspective Plan of Bangladesh 2010-2021, (ii) National
Sustainable Development Strategy 2010-2021, (iii) National Social Security Strategy of Bangladesh, (iv)
6th Five Year Plan, (v) 7th Five Year Plan, (vi) National Water Management Plan, (vii) Millennium
Development Goal (MDG): Bangladesh Progress Report, (viii) Guidelines for Mainstreaming Disaster
Risk Reduction, (ix) Dhaka Structure Plan, (x) Mymensingh Strategic Development Plan (MSDP. 2011-
2031,

The Draft Country Paper contains 42 sections within 6 chapters with 13 Urban Indicators regarding base
year 1996, 2006 and 2013, Chapter | describes the Urban Demographic Issues including challenges
experienced and lessons leamnt. Chapter 11 covers the Land and Urban Planning Issues and Challenges
along with experiences and lessons learnt. Chapter 111 includes the Environment and Urbanization Issucs
and Challenges and also challenges experienced and lessons learnt in this srena. Chapter TV expresses
Urban Governance and Legislation Issues including improving participation and human rights in urban
development; and challenges experienced and lessons leamnt. Chapter V covers Urban Economies Issues
and challenges. This chapter also comes up with challenges experienced and lessons leamnt in urban
economic sector. The last chapter, Chapter VI explained the Housing and Basic Services Issues and
Challenges including challenges experienced and lessons leamt in the sector. Chapter wise summary of
the Country Paper has been presented in the following sub-sections.

Chapter I: Urban Demographic Issues

Bangladesh has been experiencing rapid increase in its urban population ever since its independence in
1971. Urban population as a percentage of total population increased from around a little below one-tenth
1o nearly one-third during 1974-2011 periods. It is estimated that by the year 2021 about one-third of the
population of Bangladesh will be living in urban arcas. The urban population recorded during the 2011
Census was around 42 million. The tremendous challenge of absorbing such a massive number of people
in urban arcas and providing them with shelter, food, employment. healthcare, education, municipal
services and recreation facilities is made more difficult under the given shortage of urban facilities and
resources, skifled manpower and good governance. The urbanization challenge, unless managed well,
could pose a serious problem to the future growth prospects for Bangladesh.

Challenges experienced and lessons learnt
Rapid urbanization has been posing serious challenges for sustainable urban development and poverty has
! Professor. Department of Urban and Regional Planming, BT
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features of urbanization in Bangladesh is the predominance of a few metropolitan centers resulting in an
uneven distribution of urban population in the country. More than half of the urban population is
concentrated in Dhaka, Chittagong and Khulna Metropolitan areas. The tremendous challenge of
absorbing such a massive number of people in urban arcas and providing them with food, shelter,
employment, healthcare, education, municipal services and recreation facilities is made more difficult.

Chapter 11: Land and Urban Planning Issues and Challenges

As one of the most climate vulnerable countries in the world, Bangladesh would become even more 50 as
a result of climate change impacts. Floods, tropical cyclones, earthquake, storm surges and droughts are
likely to become more frequent and severe in the coming years. Considering hazards, UDD has prepared a
module for mainstreaming disaster risk prevention measures into comprehensive landuse development
planning and management at municipal level which has been applied in the twenty year (2011-2031)
Mymensingh Strategic Development Plan (MSDP). The aim of the plan is to prepare an integrated
development plan covering Structure Plan, Urban/Rural Area Plan and Action Area Plans and subsequent
training module including disaster risk reduction measures into comprehensive land use planning and
management,

Challenges experienced and lessons learnt

Big cities including Dhaka have serious problems with basic amenities, slum and untreated industrial
waste disposal. In the urban areas there is improper land development, whereby low lying lands, canals,
and ponds are filled up for constructing buildings. Reduction in water retention areas is causing water
logging and drainage problems. Construction of roads without appropriate environmental mitigation
measures is adding to these problems. Flood protection activities around urban areas without
environmental mitigation measures are also responsible for water logging. However, the idea of ‘compact
township/rural township which is a self-govemning and self-financing agglomeration of houses, hospitals,
schools, playing fields, water reservoir, markets and rural industries within local government units that
provide all basic services to the residents could be considered as an alternative option. Growth of these
types of townships in rural area will need to be encouraged in growth centres at Upazila and Union levels
avoiding present trend of housing with low densities scattered in various locations. UDD is trying 1o
promote the concept of ‘compact township'/rural township by planning the whole sub-districts integrating
urban-rural and conservation areas.

Chapter I11: Environment and Urbanization Issues and Challenges

Experiencing a fast pace of urbanization, in last 50 years (1961-2011), the total population of Bangladesh
has increased from 55 million to 150 million, whereas urban population has increased from 2.6 million to
43.43 million (BBS, 2011). Thus demand for housing has become a crucial challenge for urban areas,
though large shares of urban population do not have access 1o affordable housing. Moreover, unplanned
land development project for housing has become a threat on environment. Dense population with rapid
urbanization. industrialization and lack of disaster resiliency in land use planning have created major
environmental problems which contribute to increasing disaster risks such as flood, water logging, traffic
congestion, air Pollution, water pollution along with loss of wetlands, agricultural land and forest. The
strong commitment of government to ensure environmental sustainability through conservation of natural
resources and reduce air and water pollution has been reflected in the Seventh Five Year Plan, 2016-2020.
This plan has stressed the need to take into sccount environment, climate change adaptation and
mitigation and recognizes climate change as an added challenge to reduce poverty and environmental
degradation. Government has also adopted necessary policies. rules and acts to protect environment and
to ensure sustamnable development,

Challenges experienced and lessons learnt
The sprawling expansion of the city, mostly initiated by Private Land Developers is continuing with

B

3l



S TR Sarvony o

EYY

Howting ot 1he Conton

encroachment of flood plains, high value agricultural land and other environmentally sensitive areas. In
such a context, good governance, accountability and capacity building of relevant organizations are very
crucial along with strong political commitment. Waste disposal is an emerging problem in almost all
urban arcas of Bangladesh, The increase in waste generation can be primarily attributed to factors such as
rapid rate of urbanization, changing consumption pattermn and high population growth rate. Risk Sensitive
Land Use Planning approach is still absent in the mainstream plan preparation methodology. In this
respect, Urban Development Directorate has played pioneering role as they had developed a module for
mainstreaming disaster sk preventive measures into comprehensive Land Use development planning and
management for Mymensingh Strategic Development Planning (MSDP).

Chapter 1V: Urban Governance and Legislation Issues

After 1990 some steps were taken to control the development trend in big cities. These included
preparation of development plans for Dhaka, Chittagong, Khulna and Rajshahi cities, and formulation of
different development control tools like Building Construction Rules (1996), Private Residential Arca
Development Rules (2004) and Dhaka Metropolitan Building Construction Rules (2008). The Bangladesh
National Building Code (BNBC) which was prepared in 1993 came into force in 2006 after some
modification, Other legislations which are relevant for the urban sector include Bangladesh Environment
Protection Act 1995 (modified in 2000) and the Wetland Preservation Act 2000, There are numbes of
mitiatives regarding formulation of legislation for urban management: The "Real-estate development and
management Act, 2010" and it's Rules, 2011 have been formulated and "Land Development Rules for the
Private Residential Projects, 2004' have been updated. Besides. the draft Bills have been prepared to
establish 4 (four) development authorities for Kuakata, Barisal, Sylhet, and Rangpur. Updating and
modification of the "National Housing Policy, 2012' has been approved to protect the cultivable land and
for the planned usage of land for housing. Urban and Regional Planning Act, 2016 (Draft) is another
mitiative. The main objective of this act is to ensure effective land use management and integrated
development in a planned way for preventing unplanned urbanization. The Act is intended 1o integrate
national policies into physical plan at different tires, such as National level, Regional level, Metropolitan
level (city level) and Local level. The act proposed for formulation of two tiers of Urban and Regional
Planning Councils. for addressing and managing different urban issues.

Improving Participation and human rights in urban Development

UDD is one of the leading national planning organizations dealing with the physical planning matters of
the country, Recognizing the changing scenario and the importance of people’s participation in the
planning process, UDD has shifted from making traditionsl Master Plan towards more people oriented
development plan. Participatory Rapid Appraisal (PRA) is an approach used to incorporate the knowledge
and opinions of people in the planning and management of development projects and programs, In recent
years there has been rapid expansion of new participatory reflection and action methods and related
approaches in the context of planning and research. PRA methods are now increasingly used in both rural
and urban situations. It can ensures and protect the voice of people of different classes. Formation of CBO,
WLCC, TLCC at Paurashava level may ensure more people's participation in development process. It will
ensure more transparency in urban governance and bridging the gap between formal and informal sector.

Challenges experienced and lessons learnt

It is important to note that notwithstanding widely-shared perceptions on weaknesses of the local
government system, Bangladesh has made remarkable strides in a host of areas including food production,
safety net programs, rural infrastructure, credit provision, primary education, child immunization, family
planning, sanitation, drinking water provision, ICT ete. Future challenges and issues in these arcas include
unified framework law for local governments, reforms in ficld administration, rationalizing LGl
functions, strengthening constitutional protection of local government system.
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Chapter V: Urban Economies Issues and challenges

It is now widely recognized that urban centres within most developing economies are ‘engines of growth'
and sites of opportunity for those seeking to improve their livelihoods. Bangladesh is no different, with
the labour force for Dhaka alone growing by 15% between 1996 and 2000, compared with 7% for the
country as a whole. The growing urban economy in Bangladesh relies on a large pool of informal labour.
The 2005 Labour Force Survey suggests that as much as 74% of the urban workforce is in the informal
sector. In fact informal labour is the most important asset for poor urban houscholds. It is through labour
that the migrant houscholds benefit most from informal economic growth and many workers in these
sectors have successfully capitalized on these opportunities and significantly improved their earned
income, Not only does this mean improved livelihoods for many families but, given the high percentage
of migrants in sectors such as the garment industry, the resulting flow of remittances also has important
positive impacts on rural poverty.

Challenges experienced and lessons learnt

Much of the Social Security Programmes(SSP) are focused on addressing the risks faced by the rural
poor. With the evolving economic transformation in Bangladesh where contribution of the rural economy
to both the GDP and employment is declining and the urban economy is growing with an increasing
number of poor in the urban areas, the Social Security System needs to be rethought strategically to
anticipate the importance of these changing economic and social dynamics and develop programmes to
more inclusive system whereby the poor and vulnerable can expect to access SSPs irrespective of where
they live. On the other hand, limited access to serviced land is resulting obstacles to their meaningful
participation in the urban economy, The urban land market which directly affects the urban environment
and quality of urban life suffers from many distortions due 1o lack of proper land development and
management policies including lack of planning and slow provision of infrastructure and services, thus
leading to unplanned or ribbon development of land in the urban periphery. Adequate institutional setting
and legal provision need to be made to ensure adequate supply of service land in the urban market to
address the crisis yet without undermining the environmental and ecological sustainability.

Chapter VI: Housing and Basic Services Issues and Challenges

Lack of adequate housing for large urban population is obviously a key problem in all of the cities and
secondary towns in Bangladesh. Housing deficit in urban areas grew from 1.13 million units in 2001 to
4.6 million units in 2010. The deficit is projected to reach 8.5 million units in 2021 if investment in the
housing sector does not keep pace with the growth of population, Nearly 44 percent of the urban
households live in purely temporary structures while those living in semi-permanent structures comprise
about 29 percent of the urban households. Only about 28 percent of the households live in permanent
structures, These data suggest that overwhelming majority of urban households live in poor quality
houses. So, in terms of both quantity and quality, urban housing presents a need for major policy
challenge in Bangladesh.

Challenges experienced and lessons Learnt
Future challenges for providing affordable housing and infrastructure for people of all income classes
such as lack of wetland, open spaces, public parks, and land with tree cover causes environmental
degradation, deprives people of spaces for physical activities, and creates aesthetic discomfort. Making
living comfortable by maintaining unique character of residential areas; using resource cfficiently for
construction of buildings; reducing building density to manageable level; protecting cities - buildings and
. infrastructure, from natural disasters such as floods and cyclones, climate change impacts and carthquakes
7 pose increasing challenge for cities. Another key challenge is management of slums to make them part of
- dypamic urban economy. The strategies include upgrading slums, resettlements of slum dwellers,
'Mgmmmw,mmhgmmmmmmmpmoﬁnng
gencrating activities and providing social safety net coverage with special attention to generation of
employment opportunitics for the youth.
S
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Housing at the Centre: Role of RAJUK
M. Bazlul Karim Chaudhury'

Introduction

World Habitat Day is observed all over the world to make this human habitat more humane, safe and
equitable. Urbanization throughout the world is the most visible and challenging phenomenon which at
the same time opens up opportunities. Half of the world population already lives in the urban areas. This
requires a rational planning with a vision to guide this urbanization to a more balanced path. The
urbanization rate is also very high in Bangladesh though it still remains in one-third population. But the
growth trend shows how we will take this challenge. Here comes the need of people and their aspirations
to cater for, as decent, safe and affordable housing is a pre-requisite of improved habitat,

This year the theme of World Habitat Day has been fixed as "Housing at the Centre" considering the
housing shortage and need for better housing all over the world. A study shows almost 1.6 billion people
live in sub-standard houses and 1 billion people are homeless (www.indiacelebrating.com). This statistics
is rather alarming and shows a long path towards an equitable future. Since long, economy and
employment was in the centre of development; now it is the tum to think about peoples’ need and
aspiration. So, the purpose of celebrating World Habitat Day can be mentioned as follows:

® To pay a big attention towards the need for better shelter all over the world.

® To share the priority of affordable and adequate housing everywhere.

® To bring the positive changes in the systems including policies and attitudes of person causing
poverty housing.

® To reflect on the states and towns and pay attention on the basic human rights for adequate shelter.

® To increase the awareness worldwide of joint responsibility for the future generation’s habitat ™.

So, in this year's celebration housing is perceived in a holistic approach in the planning arena and putting
it into the centre of development.

Importance and Challenges in Housing Sector

Undoubtedly decent housing is a basic human right for physical, mental and social wellbeing of a person
as described in the definition of ‘Housing’ instead of mere shelter. Besides, housing must not be
considered as property only. Its socio-economic importance is also very high.

Being a developing country, Bangladesh also suffers from housing backlog. This is prevalent among the
low income people and people lives under subsistence economy. A World Bank study (2010) shows
annual housing need extends upto § million units with 1.0 to 1.5 million units in urban areas. At the same
time 18% people have housing shortage. According to BBS (2014) 1.5% people live in slums in
Bangladesh which means 2.23 million people live in substandard housing. In the capital city Dhaka the
number is | million (BBS, 2014), whereas the number is several million according to unofficial statistics.
RAJUKbeinzmcaumoﬂtyofﬂ\ecapiuldtybeanmpouibﬂitylomumhming for all through its
direct and indirect interventions. From the very beginning, RAJUK has taken a number of projects to
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increase housing supply through sites and services schemes. During 60’s RAJUK developed projects in

some undeveloped areas such as Gulshan, Banani, Baridhara and Uttara Model Town, Nikunja (North and
South), Jhilmil and Purbachal New Town after liberation.

Vision and Missions of RAJUK

Rajdhani Unnyan Kartripakkha (RAJUK) is a statutory Government Organization, under the Ministry of
Housing and Public Works, RAJUK was established in 1956 as Dacca Improvement Trust (DIT) under
the Town Improvement Act, 1953 (T1 Act 1953) with special power to develop, improve and expand the
capital city and its vicinity areas (T1 Act, 1953). It was entrusted with the development of a planned city
and faces the development challenges posed by the rapid urbanization of the city. So, RAJUK has specific
mission and vision as mentioned in the last Annual Report of the authority:

Vision: To be an apex planning authority to build a healthy and livable capital city Dhaka.

Mission: Planning, Development and Development control and manage the growth of Dhaka City, Again,
the new Dhaka Structure Plan 2016-2035 was prepared with some addition in the vision, stating;
“Making Dhaka a livable, functional & resilient metropolis respecting local socio-cultural fabric &
environmental sustainability”.

So, all the activities of RAJUK are centered to these great responsibilities.

RAJUK’s Role in city planning

RAJUK (the then DIT) was established with an objective to develop, improve, extend and manage the
city and the peripheral areas through a process of proper planning and development control. So, its
primary functions are to prepare plan for the city region and ensure planned development of the city.
RAJUK also undertakes many development projects time to time under improvement schemes.

Planning is the core function of Rajdhani Unnayan Kartripakkha (RAJUK) to guide the future growth of
this capital city region of 1528 sq. kilometer. The first ever Master Plan of Dhaka City was prepared
under the provision of Town Improvement Act, 1953 in 1959. After the War of Liberation in 1971,
realizing the growing importance of the city and the mounting population pressure, the need to prepare &
new plan was urgently felt. Then in 1987, the arca of Dhaka city extended to 590 square miles and a plan
named Dhaka Metropolitan Development Plan (DMDP) (1995-2015) was prepared a few years later in
1995, A Detailed Arca Plan (DAP) was prepared and gazetted in 2010 under Dhaka Structure Plan (2015-
2035) known as DMDP.

Currently RAJUK has prepared Draft Dhaka Structure Plan for the period of 2016-2035. This plan is
prepared under Regional Development Planning (RDP) Project within City Region Development Project
(CRDP) and waiting for final gazette notification. RAJUK is now preparing new Detailed Area Plan
(2016-2035) and the project is under process.

Opportunities revisited

Accordingly along with Planning and infrastructure development of Dhaka city, RAJUK has developed
some townships and housing estates in Dhaka city. RAJUK has implemented a number of housing
projects from time to time to increase housing supply through sites and services schemes in undeveloped
areas. RAJUK initiated those projects when housing market was not properly developed in the city. Those
housing projects were developed with adequate community facilities and set a standard in the market. The
following table shows the projects at a glance:

UL 3
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Table 1: RAJUK's Residential Projects

Name of the Project No. of Residential Plot
Gulshan Residentail Area 1,341
Banani Residential Area 1239
Baridhara Residential Arca 505
Uttara Model Town (15! Phase) 5,890
Uttara Model Town (2nd Phase) 4819
*Uttara Model Town (3rd Phase) 8,295
*Jhilmil Residential Area 1,774
Nikunja (North) 1,051
Nikunja (South) 684
*Purbachal New Town 25,016

*Source: Annual Report, RAJUK, 2014-2015
The three ongoing housing projects of RAJUK are described below:

Purbachal New Town

This project is located in the north-east of Dhaka zero point, about 30 km though khilkhet near
International Air Port and also through old Adamze. The total arca of this project is 6150 acres of which
approximately 4500 acres are in Rupganj Upazila under Narayanganj district, approximately 1500 acres
are in Kaligonj Upazila under Gazipur district and around 150 acres are in Dhaka district. The project
consists of 30 sectors,

Jhilmil Residential Area

To ensure housing for the growing number of middle class inhabitants of Dhaka city and ensure the
southern expansion of the metropolis, RAJUK developed a housing scheme in Keraniganj thana (police
station) along the Dhaka-Maowa Highway-2, kilometers west of the China-Bangladesh Friendship
Bridge. Under the project 1174 residential plots, 20 commereial plots and land for construction of 10,940
flats of different sizes have been retained. Space for building civic amenities has been also kept there.

Uttara Third Phase

This project is the extension of Uttara Model Town towards the north-west and inside the Dhaka flood
protection embankment. There is provision for residential, commercial, administrative and recreational
arca as envisaged in the lay out plan. Among the project area; Sector 15, 16 and 17 are carmarked for plot
allocation and sector 18 has been kept for construction of flats for middle and low income people. The
total arca of the project is 2008.9 acre and was designed with a total of 8295 residential plots of smaller
sizes (mainly 3 and 5 Katha).

Uttara Apartment project

Focusing the need of housing for lower and middle income group of people, government has decided to
establish planned housing by constructing multi-storied building, "Uttara Apartment Project’ is situated at
sector 18 of Uttara (3rd Phrase) Project covering Block 'A', 'B' & 'C". The main approach will be from
Ashulia Flood protection Embankment Road and Sonargaon Janapath of Uttara Model Town. It is the
largest ever planned apartment project in the country having 214.44 acres of land for Low and Middle
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Income group of people. Approximately 179 number of 16 storied apartments buildings including one
basement floor comprising about 15,036 flats will be constructed. The statistics of building and flats as
per approved DPP are as follows:

Table 2: Uttara 379 phase apartment project at a glance

_ Net Area No. of Building ] Linit Per floor Total Flats

Block ‘A’ 1276sft 79 6 6636
Block 'B' 1250sft 52 6 4368
Block 'C" 1050sft a8 6 4032
Total 179 15,036

Sowrce: Annual Report, RAJUK, 2014-2015

This project has achieved remarkable progress. Among 6636 number of flats of Block *A’ 840 flats will be
handed over by December, 2016. The rest will be handed over by June, 2018, The proposed plan for flat
hand over is shown below:

December, 2016 ' 840 no. of flats
June, 2017 ‘ 504 no. of flats
December, 2017 2772 no. of flats
June, 2018 2520 no. of flats

Housing for all: needs public-private joint effort

It is important to remember that provision of safe, healthy and affordable housing for low income group is
more a responsibility of the government than others. But at the same time it is impossible for government
to solve the crisis alone. Moreover there are different opinions about the mechanism that the government
can be provider as well as facilitator. But there is no doubt about the requirement of government
interventions in this sector.

As RAJUK provides housing in the capital city area, National Housing Authority plays an important role
in housing provision for the whole country, They have projects in 70 upazilas of the country. Again, in the
beginning PWD also had some housing projects; Wari, Dhanmondi, Khilgaonwere developed by them.

Besides, these government projects, the housing and real estate market is also active in housing supply.
But the housing price and unit supplicd by them is beyond the reach of the low income group. Here comes
the role of government, for the provision of affordable housing, Again it is not possible for the
government 1o supply fully subsidized housing. So, a joint effort of government and non-government
organization can be explored. The current government 1s also emphasizing on public-private partnership
(PPP) in development sector. What is needed is to explore a suitable mechanism for this.

Conclusion

The complex urban entity has mutual effect on each sector of urban life. Some have macro scale effect
and others have minor, But each of them is interrelated and builds the total competitiveness of the city.
The situation is rather complex in Dhaka for being the primate city of the country. Agan cvery year a
number of migrant people are added to the population increasing the housing demand especially for the
low income people. So all these issucs must be considered keeping housing need at the centre. The
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constitution of Bangladesh also recognizes housing as one of the basic needs and National Housing Policy
1993 (amended 1999) envisions ‘housing for all’. RAJUK as a statutory organization is responsible for
planned development and development control of Dhaka city and it is responsible for sustainable housing
development as well. Housing has a predominant implication on all the sectors. Activities of RAJUK
encompass safe and secure habitat to the citizens of this megacity Dhaka as its legitimate role. Housing 1s
being considered as one of the important elements in preparing master plan of the city. RAJUK had long
being employed in different housing projects development in site and service method. The organization is
also responsible for facilitating private sector housing projects. Sustainable facilitation mechanism of
public-private participation is essential to cater to the vision for housing for all for our future cities.
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Private Sector in Affordable Housing

Dr Toufig M. Seraj’'

The problem of inadequate housing supply has plagued the city of Dhaka for decades due to the rapid
urbanization and mass migration of people from rural areas to the capital city for a better standard of life.
According to the Bangladesh Bureau of Statistics (BBS), the population density in Dhaka Metropolitan
area is 30,351 people per sq. km (BBS, 2013), which makes Dhaka one of the most densely populated
megacities in the world. However, due to inadequate urban planning and haphazard development
programs, there is an enormous housing backlog in Dhaka, Estimates suggest that the backlog is as high
as 1.5 million, and that only 35% of the urban population live in proper housing with the remaining 63%
living in semi-permanent or temporary housing (BBS, 2015). Another alarming statistic by the Centre for
Urban Studies (CUS), which highlights the severity of Dhaka's housing crisis is that the slums and
squatters of Dhaka city accommodate 37.4% of the city’s population, while accounting for only 5.1% of
the total land (CUS 2006).

Part of the problem is that the extremely high price of land in Dhaka due to its scarcity brings up the price
of formal housing and restricts it only to the high income or upper middle income group. Several
initiatives were taken at the govemment level to accommodate low income people, such as the "Ghore
Fera" (Back Home) project for the relocating slum dwellers and affordable housing for low income
families in Mirpur, but the programs were not as successful as expected. One of the major reasons for the
lack of success is that due 1o a lack of data it was a major challenge to identify target groups and ascertain
income level. As a result, the projects ended up benefitting people with higher incomes that what was
originally intended. Other problems include determining the installment rate due to inflation, and the very
high home loan interest rate that prevails in our county. Finally, a lack of research on low cost housing
technology and material, and reliance on traditional concrete and brick structures, means that reducing
constructions costs are also a big challenge.

Several case studies have shown that rather than being the main provider of housing, housing schemes are
more efficient when the government acts as a facilitator to the private sector, in the form of reserving land
for target groups and or by providing fiscal incentives 1o ensure that the housing provided by the private
sector remains affordable for certain target groups. Some examples of land reservation include the master
plan of Hyderabad, where a minimum land area 4 hectares is reserved for affordablehousing projects. Of
the developable area, 5% has to be developed for EWS (Economically Weaker Section) housing with a
maximum plot size of 50 sq. m., while another 5% is allotted to L1G (Lower Income Group) housing with
a maximum plot size of 100 sq.m. (Mayank ct al., 2016).Similarly, to ensure an adequate supply of low-
cost housing in Malaysia, government policies dictate that any mixed-development projects undertaken
by private developers have to allocate aminimum 30% of the land to low-cost housing (Bakhtyar et al.,).

Turning back to Bangladesh, similar public-private partnerships can be started to improve the crisis and
ensure housing for the lower income group. The scarcity and consequently the steep cost of land is the
single biggest problem in providing low cost housing in Dhaka and other urban areas of Bangladesh. With
the cost of land being so high, it is very difficult for a private developer to develop projects at a price that
would be affordable for low income families. However, under public private partnership, where
govermnment will provide the land and the real estate companies will do the design and construction, the

! Managing Dircctor, Shedtech (Pvi.) Ltd.
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cost of development goes down significantly, and private companies will be able to sell their apartments
at a rate affordable to the lower income groups.

Another strategy 10 increase the availability of housing to lower income groups is to introduce specialized
bank for the housing sector, where government can provide loan with low interest and long term retum
period to individuals in certain income target groups. These loans can be extended to private organizations
as well, with the condition that it must be used for affordable housing being sold under a certain price
range.

Another short term and easy to implement strategy is to reduce property registration costs from 9.5% to
3% of the property value, by making the necessary amendments in property transfer regulations.
Reducing the price of construction materials through government subsidies in the linkage industries (like
brick, cement, steel and tiles) will also lower the cost of building houses, which will ultimately result in a
lower price for consumers. Strict measures should also be taken up to restrict the frequent price up-surge.

Finally, there should be more research on low cost construction materials and technology that is available
locally. and can help to build affordable housing. Studies can also be undertaken to review the public-
private partnership initiatives in other countries and develop a model suited for the real estate sector in
Bangladesh. The government can encourage more researchin this area by providing funding to
universities or private research facilities to undertake such exploratory studies and research.

In conclusion, a lot of work is still needed to improve the housing situation in Dhaka and other urban
areas of Bangladesh. Since the price of land is the limiting factor for private companies to provide
affordable housing, a public private partnership where government will provide the land and the real
estate companies will do the design and construction, will go a long way in reducing the price of housing
and making it available for lower income families. Other strategies for affordable housing include the
government providing loans for housing at a low interest rate, reducing property registration costs,
reducing the price of construction materials and conducting more research on low cost, locally available
construction materials.

References:

Bamgladesh Bureaw of Stavistics, (201 3).District Statistics 2011 Dhaka, Diaka: BBS.

Bangiodesh Bureau of Statiztics.. (2015), Socio-Ecomomic and Demographic Report, National Report: Vo 4. Dhata; Bangladexh Burvou of
Startisticn

Mayank, H., Namavaty, M, Chakeaborry. 8., Mitra, 8., Limaye. A.. Affordable Housimg in India: An Inclusive Approach 1o Sheltering the Bottom
ofthe Pyramil 2016 Web, & Sepe. 2016,

Hakhtvar, B, Zakarim, A.. Sopiar, K., MoghteS.. (2013). Howsing for Poor People: A Review on Low Cost Houslng Process in Malaysia. WSEAS
Transactions On En and Development, %2), 129,

1he Economic Planning Unit Prime Minister & Department, (2010). Tenth Molaysia Plan 2001-2015. Putrajaya: The Ecomomic Plamning Unlt
Prime Mmister 5 Department.

CUS (20065, Survey of Shum in Bangladesh 2008, Diaka: Centre for Urban Studies.

B



PN TR Sapuon g

Hovaing ot 1he Contue

Application of Land Readjustment (LR) for Implementation of Planned
Housing In Bangladesh: Lessons from Japan

Kamrul Hasan Sohag'

Introduction

'Land Readjustment’ is a technique whereby an irregular shaped land is re-arranged into regular building
plots and equipped with urban infrastructure such as roads, drains, parks, playgrounds and other
amenities. In other words, it is a land management technique through community participation by which
public facilities are contributed from the landowners to an implementing body to finance project cost.
People are motivated to contribute land for public uses in the form of development benefit, which they
get, from the increase in land value. It has been recognized as a successful tool for planned urban
development in many countries in the world. The technique was first introduced in Germany and it was
successfully implemented in Japan, Malaysia, China, Vietnam and many other countrics. In recent years,
this method has been very successfully being utilized in Nepal and Thailand, two neighbouring countries
of Bangladesh. In Thailand 'Land Readjustment Act' has been enacted to facilitate the process. In those
countrics where land readjustment technique has been implemented successfully, the local Government
nstitutions of the concerned cities played vibrant role to implement this proactive tool of land

management,

In Bangladesh land readjustment techniques can be applied because urbanization is characterized by
congestion, unplanned spontancous growth, sprawl, shortage of public facilitics as playgrounds, parks,
green space and public amenities. Unplanned urbanization and growth is now threatening the economic
growth and suppressing the quality of built environment. With the growing importance of the city and
mounting up pressure of population, the problems are getting more and more precarious cvery year.
Among all the problems, unwanted sprawl originates not only due to ineffective development control but
also duc to failure of the equilibrium between demand und supply of buildable urban land. Like other
countries, the local government institutions of Bangladesh may conduct land readjustment for planned
urban development. This study explores the problems and prospects of adopting land readjustment
method in Bangladesh,

Aim and Objectives of the study
The primary aim of this study is to represent the process of land readjustment followed in Japan and its
applicability in Bangladesh. The specific objectives are as follows:

® To provide comparative analysis of the existing land management technique followed in Bangladesh
with land re-adjustment method.

® To analyze challenges and opportunities of applying land re-adjustment by the urban local
Government institutions of Bangladesh.
® To provide policy recommendations how to implement land re-adjustment method in Bangladesh.
Data and Information ‘
The study is based on primary data collection and secondary materials collected from Japan International
Cooperation Agency following an extensive training on urban development focused on land re-adjustment

"Deputy Town Planncr, RAJUK and Board Member (Rescarch & Publication), Basgiadesh Insitute of Planners (BIF)
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imparted by JICA officials in Tokyo. Group discussion was conducted with the stakeholder groups, land
re-adjustment committee and municipal officials regarding different aspects of land re-adjustment.

Structure of Japanese Local Government

Japan has very long history of local government, with a highly centralized system until the Second World
War. After the war, democratization brought about changes in the local government structure, The new
constitution of 1947 viewed local self government as an indispensable element of democracy and a Local
Autonomy Law was enacted in 1947 for this purpose. Presently structure of local governmernt in Japan
exists in two forms. There are 47 prefectures and 1817 municipalities operating as local governmernt
administrative units (JICA, 2007). The central government formulates the administrative framework
according to city planning law and guides the administration of the local government. The prefectures are
under the direct guidance of the central government and the municipalities arc under the prefectures. The
municipalities consist of cities, towns and villages. The city plans are prepared at both prefectural and
municipal level, which recommend land readjustment project sites.

Figure 1: The Number of Prefectures, Cities, Towns, and Villages

Central Government 47 Prefectures | ’VI.SI;Municip;ities—

® 779 cities ' (15 Designated Cities %)
® 842 Towns

VOI%\Tirh;ges

Source: JICA, 2008

Land Readjustment: Conceptual Perspective

The general idea of land re-adjustment is the exchange of the plots in the project area. There is no land
acquisition by the implementing body and there is no risk of re-privatizing the serviced plots. Al plots are
added together and the whole area is designed and developed with public facilities such as roads. spaces
for parking. public green spaces, playgrounds and other community facilities. The re-distribution of land
and contribution is calculated in many ways. The serviced land is re-distributed to the original land
owners. In case of re-distribution by relative size, up 1o 30% of the private old plots can be taken for
public use without any compensation. Suppose, Mr. X had a plot of 10 decimal. The municipality will be
allowed 1o take up to 30% to be contributed to the public areas as roads, community facilities ete
according to the new layout plan of the project. The benefits of land development is shared between
landowners and municipality. The landowners get the benefit of high land value after project
implementation, Suppose Mr.Y has a residential plot of 10 katha. The total market value of that land is 20
lac. The landowner will get a plot of 6 katha and the municipality will get 4 katha as monetary
compensation of 10 lac.

Institutional Involvement

After enactment of land re-adjustment law in 1954 total 11709 projects have been completed so far in
Japan consisting of 392749 hectares of land. The implementing authority of land re-adjustment project is
individual; land re-adjustment association, local government institutions independently, national public
corporations, ministry and local public corporations,

The scenario of congested arcas before land re-adjustment project and new planned site after
implementation of LR project have been represented in the following plates. Plate 1 and plate 2 represent
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part layout of the project site before and after project implementation respectively. Plate 3 and plate 4
represent areal photo of the project site before and after implementation respectively.

Plate | : Before Land Readjustment Plate 2: After Land Readjustment

Plate3: Before Land Readjustment Plate 4: After Land Readjustment

Applicability of Land Readjustment in Bangladesh

Bangladesh is one of the most densely populated countries of the world. The urbanization process gamed
momentum in Bangladesh after the independence m 1971, Due to rapid pace of urbanization (6%) the
urban population is expected to reach nearly 80 million by 2020 (Chowdhury, 2008), Urban growth in
Bangladesh is predominantly an outcome of rural-urban migration due to natural disasters, riverbank
erosion, centralization of activities specially emplovment opportunities in urban areas. Urban arca 18
expanding very fast and buildable land is diminishing at an alarming rate all over the country.

As land is becoming very scarce in Bangladesh, it should be meticulously planned for the sustainable
urban development in future. Physical planning in Bangladesh is most static in nature, lacking effective
land-use control mechanisms und detailed area planning. Land readjustment is necessary for development
of the congested and urban fringe arcas of the large cities as well as the medium sized towns and small
growth centres. In Bangladesh urban arcas including capital city Dhaka lack improper urban planning
facing traffic congestion due to congested and narrow road petwork, urban sprawl, lack of open space.
enchroachment of the natural water bodies, dwindling urban environment, no access problem, dead end
roads, ribbon development, slums and squatters and other problems. Hence, lund readjustment is an
urban development measure that constructs urban facilities to overcome such problems. Apart from the
large cities, most of the urban areas face such contemporary problems which diminishes quality of life in
urban areas
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In this circumstances, land readjustment project can be undertaken by city corparations or pouashavas of
Bangladesh in association with the city development authorities or Urban Development Directotrates in
respective areas to promote infrastructure development with service facilities in the congested urban
areas. On the other hand, it can be implemented in low densed urban fringe arcas where minimum
demolition work is required through motivation and active participation of the community member. Local
government officials can facilitate the process in planning and implementation of the project.

Land Management: Present Practice In Bangladesh

Land development is practiced in Bangladesh in the form of site and services scheme in both public and
private sector. In public sector the development authorities like RAJUK, CDA, RDA, KDA, National
Housing Authority and in private sectors private housing companies implement housing projects in the
form of site and services methods. The role of local government institutions of Bangladesh as city
corporations and pourashavas is very limited in the field of land management.

Sites-and-services schemes provide the target group with a plot and basic infrastructure, such as roads,
public amenities. The beneficiaries either lease or buy the allocated land. During the 1970s and 1980s,
many sites-and-services schemes were implemented by RAJUK, CDA, RDA, KDA, National Housing
Authority all over the country. Dhaka Metropolitan Development Plan (DMDP, 1995), mentioned land
readjustment as a flexible technology for strategic planning zone area development But the proposals
were never been materialized due to lack of Detailed Area Plan (DAP). In the private sector, private
housing company purchase land and develop planned neighbourhood following 'Land Development Rules
for Private Housing, 2004'. They also follow sites and services method for land development.

A project of revised nature land readjustment was undertaken by Urban Development Directorate (UDD)
in the 1980s. The aim of the project was to take over undeveloped land from the owners for development
in a planned manner providing all civic amenities and allocate the re-constituted reduced sized developed
plots to the owners (Chowdhury, 2008). The programme was not materialized because people did not
agree 10 surrender land. The fact may be less acceptability of the implementing body like UDD which is a
centralized institution rather than local government body.

Site and Services Method Vs Land Readjustment (LR) Method
A comparative analysis has been presented between site and services method practiced in Bangladesh and
land readjustment method in the following table.

Table 3: Site and Services Vs Land Readjustment Method

SITE AND SERVICES METHOD LAND READJUSTMENT (LR) METHOD
Land is purchased by the Government. developed | Reserve land is created through mutual contribution of
through land flling, preparation of layout plan, | the land owners for financial resources, buildings are
installation of all the utilities and then the serviced plot | relocated 1o new location, local government and utitity
Is allocated to the people through lottery. agencies subsidize for compensation of the aggrevied
people.
Plan is prepared without participation of the local people | Peoples participation is ensured in the planning process
The pro‘m Is fully funded by the government revenue | This is self financed from reserve land, sometime
budget T

government generate revenue through the | funded by muni s. other agencies. The project
sell of the serviced land. kml.%mmlu&@meMmk

of reserve land.
Compulsary aquisition power of the government is No need to apply compulsory land acquisition power
applied. by the government.
The poor people are displaced from their land and It | Everybody enjoys the benefit of increased land value
Induces polarization among rich and poor people. after completion of the project.
™ Cuasie ¥
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Challenges of Land Readjustment in Bangladesh

Lack of Proper Urban Planning Policies

In Bangladesh, most of the cities including capital city lack proper urban planning and specific landuse
policies. Full-fledged land use policies have not been adopted earlier in Bangladesh even in Dhaka city.
The cities lack proper detailed level landuse planning. Both the previous two components of DMDP
namely Dhaka Structure Plan (1995-2015) and Urban Area Plan (1995-2005) are abstract in nature. As
those two components did not identify properly the specific landuse as residential, commercial, industnal,
rivers and canals, roads, retention ponds properly, it is difficult to implement land readjustment project
site.

Ensure Peoples Participation: Convincing People

In Bangladesh people pose a strong emotional value over land. Especially local people or land owners
have 1o be convinced on behalf of the positive aspects of the land readjustment. A study conducted on
pourashvas reveals that 71% of the locally eleceted representatives (LEBs) mentioned that people are not
willing to cooperate during infrastructure works like construction of roads (Hasan, 2005), Hence it is a
challenging work for the LEBs to convince people to participate voluntarily in land readjustment project.

Enactment of Land Readjustment Act

It is necessary to enact a legal framework formulating a convenient land readjustment act in Bangladesh.
1t should be enacted through proper study of the legal system, implementation strategy and problems and
prospects of land readjustment in Bangladesh. In many countries there exist strong regulatory framework
to facilitate LR practices. In Germany the man who influenced the law was Fraz Adickes, the previous
Lord Mayor of Frankfurt (Muller-Jokel, 2008). In south Asia, land readjustment laws have been enacted
in Thailand and Nepal. Land readjustment has been incorporated in the legal framework in many
countries.

Ensure Transparency and Equity

It is very difficult to ensure good govemance through accountability and transparency of the land re-
adjustment process. This is necessary 1o achieve people's voluntary cooperation and support to implement
land re-adjustment project in Bangladesh. As practiced in Japan, the total process is participatory,
accountable and transparent which is well accepted by the people.

Management Capacity of the Concerned Institutions

Management and technical capacity of the concerned institutions should be increased to implement LR
project efficiently. A study reveals that 62% of the respondents mentioned that the pourashavas lack
financial and administrative autonomy (Hasan, 2005). The city corporations and pourashavas should be
well equipped with technical staffs, equipments and logistics to materialize such projects.

Relocation of Building

In Bangladesh most of the buildings are constructed on re-inforced cement concrete (RCC) structure
which is not so easy to relocate and huge compensation is required for building demolition and re-
building. This is a major obstacle in implementing land readjustment in Bangladesh. This problem can be
resolved in selecting low densed newly developed sites intended to urban growth for land re-adjustment
project to avoid huge demolition works.

Legal Dispute over Land Ownership
In many cases, there is civil dispute over the land ownership and aggrieved people appeal to the
Honorable High Court and the court issue status quo/stay order over the development project.

P e
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Government sgency face a tremendous problems in implementing any development project. In this regard
rather than compulsory acquisition, the aggrieved people should be well convinced with motivation,
dynamic leadership and faimess.

Controversy in Cadastral Maps (CS and RS Maps)

In Bangladesh planners has 1o work with the old Cadastral maps. When some maps are edge-matched
together for preparing base maps, the boundary of maps cannot be merged smoothly and there is a severe
problems to make a new plan. This problem can be resolved with the application of recent technologies
using Global Positioning System (GPS), Total Station and Geographic Information Systemn (GIS)
technologies. The local government agencies as well as the planning institutions should be well equipped
with the recent technologies and skilled manpower to operationalize.

Opportunities/Strength to Implement LR in Bangladesh

Constitutional and Legal Provision

In the constitution of Bangladesh it is mentioned that state will provide 'shelter’ as a basic need of people.
It shows the applicability of undertaking any development schemes for the people to facilitate housing as
a4 basic need. government has power to acquire any land for the welfare of the people through Land
Acquisition Act. This legislative empowerment of the Government 1s a positive force for undertaking LR

project.

High Land Value

Land value is an important factor to be considered for planning land readjustment project, In urban arcas
of Bangladesh buildable land is scarce and in almost every part of the country, land value is increasing
rapidly, Land s also suitabile for vertical expansion or constructing high rise buildings. There is also
extended market demand of real estate goods specially plots and flats in the urban arcas of the country. It
is a positive force for implementing land readjustment. Project financing by reserve land is a new cocept
which can be implemented on pilot basis in Bangladesh.

Enabling Environment: Strong Private Sector and Skilled Manpower

The real estate sector is expanding very fast. The private sector can be involved for financing LR project.
There are skilled professionals like architects, civil engineers, town planners and chief work force to
employ them in implementing land readjustment project. At present many housing companies and
developers work even outside of Dhaka. They can be invited through tenders to buy the reserve land from
the Pourashavas. This can be best feasible in the pourashavas under greater Dhaka jurisdiction such as
Tongi, Gazipur, Savar, Narayanganj, Kadamrasul, Kanchan Pourashava areas where land value is very
high.

Domestic Financial Institutions

In the financial market there is institutions for funding and investment as banks, House Building Finance
Corporation (HBFC), NGOs, financial institutions, other sources for domestic funding which is a positive
force to implement LR project. Local govemment can lend money from such external sources and recover
it from the sale of ‘reserve land' to the private sector.

Recommendations
® In Bangladesh large cities like Dhaka, Chittagong, Khulna, Rajshahi as well as medium and small
urban centres are plagued with multifarious problems as shortage of buildable land, diminishing
open space and playgrounds, acute shortage of urban facilities where land readjustment can be an

effective tool to resolve those problems.
-6“.-.
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® Land readjustment project should be jointly organized by the local government institutions and
planning authoritics. The planning authority will be focal point in project planning. The local
government institution should be the front line agency to implement it.

® Where planning authority does not exist, Urban Development Directorate (UDD) can play the
planning functions, The local government institutions like city corporation and pourashavas should
be key actors in implementation process. Inter ministrial coordination and strong support is needed
to materialize a pilot project.

® In Bangladesh, the proposed implementing body may be a local government institute, a centralized
or autonomous institute dealing with urban planning or combination of both local government
institute and a centralized or autonomous institute dealing with urban planning. More specifically, in
greater Dhaka area the implementation body may be DCC, Narrayongonj or Savar Porashava,
RAJUK or in combination. Similiarly CDA, KDA, RDA may organize individually or jointly wih
respective city corporations or pourashavas.

® In case of large and medium sized towns respective pourashava authority may undertake project
with the technical cooperation from Urban Development Directorate. Inter ministrial coordination
and political will is necessary to implement such combined project. As locally elected leaders
belong to the locality, it is possible for them to convince people rather than centralized institutions,

® Awareness generation is needed among citizens and stakeholders for influencing policy makers in
order to enactmement of legal framework specially land readjustment act in Bangladesh

® Peoples participation is necessary to bring ownership of people in LR project so that they
voluntarily participate in such project. The stakcholders are the beneficiaries and judges of quality
of plans. So it is necessary to adopt participatory bottom up approach involving local people and
stakeholders in plan preparation process.

® Proper policy is needed to facilitate stakeholders participation in planning process. Coordination
mechanism should be ensured in project design process so that the stakeholders can participate in
decision making. Urban planning department of city corporations and pourashavas should be
strengthened to implement land readjustment project.

® Local government officials including locally elected representatives, office bearers, citizens should
be oriented with the positive aspects of land readjustment techniques. Local government in
Bangladesh may include land readjustment in training curriculum for the LEBs and for skill
development and consensus buikding.

Concluding Remarks

Bangladesh is one of the densely populated and unplanned countries of the world which can explore the
lessons from such dynamic tools of 'land readjustment’ for its economic and social development in future,
Land readjustment is a dynamic tool by which dimensions of urban scenarios can be transformed from a
hazardous situation to a well-planned living urban environment. It is a method for promoting efficient,
sustainable and equitable land development in the congested and urban fringe arcas. It is an economic
instrument to foster planned urban development. So, the institutional capacity of the local government
institutions of Bangladesh should be strengthened to undertake land readjustment projects to foster
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Housing for the Government Employees
A Case Study on Chittagong City Area

Muhammad Rashidul Hasan'
K. M. Risadnzzzaman2

Introduction

Housing, as the experts emphasize, can no longer be viewed simple as a physical structure or only as a
consumer product. It has a significant social and personal impact. An effective housing can help to raise
the productivity of a country’s labour force and accelerate its development process. In this context the
employees working in different organization of the city who are engaged in the development process,
should have accommodation in a rational way, so that they can perform their activities to their full
potential. Housing is the shelter as well as index of the social health, happiness, social justice and dignity
of the inhabitations. Therefore the obligation for employees’ housing ariscs as the employees can have an
effective role in reviving the growth of a city, which economy is ever changing due to some inevitable
factors. (Tuhin, 2004) -

There are millions of people working for the government all over Bangladesh. The idea 1o provide
housing to the employees finds its roots in the colonial past of India as Bangladesh was part of India
during that period. When capital was shifted from Calcutta to Delhi in 1911, an immediate need was felt
for housing all the employees as British wanted their administrative machinery in India to be manned by
people strongly committed to British rule and dedicated to their ideology, uninfluenced by local native
populace. Many residential colonies were built in New Delhi (new city planned by Lutyen) for the
officers and staff. (Islam, 1990) This trend continued even after independence and till today. Government
continues to provide rental housing to their employees posted in various parts of the country during the
service period. The house provided by the government is to be vacated by the employee at the age of 60
(including PRL) after retirement. But this context differ due to various locational aspects both city to city
and within a particular city.

Chittagong is the second largest city, prime sea port and the heart of all commercial and business
activities of Bangladesh. As a result with parallel to the private employees the city has to provide housing
for huge amount of government employees. Some major housing given to the government employees is
CGS colony, T & T colony, Bank colony, Port colony, Railway staff colony etc. These houses are
provided to the employees cither in rent system or by compromising from their monthly remuneration.
This rescarch provides a sort of knowledge about the existing situation of the government employee’s
housing in Chittagong city and identifying the lacking of housing system of government employees. This
will be effective in finding the possible solutions as it works with the key factors behind the problems,
The shortcomings of the policy or legal basis will be identified and the gap between the present quality
and the standard will be measured. The recommendations yielded after the analysis will be of great
advantage for future policy making and planning purpose.

Objectives of the study

v To analyze the existing situation of the government employee’s housing in Chittagong city.

'WTM.WMUM&WM Planning, Chittagong University of Engineering & Techaology (CUET), Chittagong,
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v To develop some recommendations for better housing environment for government employees housing
in Chittagong city.

Methodology

Chittagong is the onc of the oldest cities of Bangladesh and divisional headquarter as well as hub of all
economic activities of the country. As a result lot of government, semi-government and autonomous
organizations has to set up their office in this city. Huge amount of employees work in these organizations
and most of them are provided with housing by the government. Among them CGS Colony, Bahutala
Colony, T&T Colony, CDA Colony, CCC Colony ,PDB Colony , Port Colony(North), CWASA Colony &
BFRI Colony has been sclected for the study. The research compnses of literature review, information
collection from the secondary sources, documentation, interviews, and questionnaire survey conducted on
October, 2014. A reconnaissance survey is being conducted in the study area for locating the spatial
distribution of employees housing. The houscholds as well as the employers have been informally
interviewed. Standard statistical methods have been used to analyze the attribute data. Geographical
Information System has been adopted to analyze spatial data. The findings have been agglomerated in
such n way that the study can replicate the objectives. Both quantitative and qualitative data have been
garnered in this research.

Existing situation of Employees Housing in Chittagong City

Proper and affordable housing is a crying need all over the world especially in the developing countries.
Standard housing can lead discipline in the society, which can contribute to the national development.
Housing is still widely considered to be principally an architectural problem. But when the questions
anises with the demand and supply side perspective, the analysis of existing situation of employees
housing would have to follow a wider view, In this context analysis of existing situation requires
analyzing housing stress including living environment, analyzing economics of housing including cost of
living, analyzing housing demand including total stock and demand.

Age, Physical Condition & Residential Density of Building

The impact of colonialism of Chittagong city is significantly strong. Moreover the historical background
of city has an influence on building structure. The economic and administrative function emerges the
necessity of employees housing in Chittagong city by experience the fast growth of population and
industrial expansion during 50s and 60s. In this consequence, the establishment of employees housing
follow the period of 1960 to 1970. There the buildings are age old and the condition of the buildings vary
with the year of construction and maintenance of the buildings.

Table 01: Physical Information of the Buildings

Housing Area of Density Occupancy Structure Type Physical Living

the Colony | (Person/Acre)*| Rate (Floor | Pucca) Semi[Katch Condltl_ol[ilvhlml
(Acre) Space / Person) | % % | %

CGS Colony 4131 128 7333 100 | 0 0 | Moderate Good

Bahutala 9.73 363 68.48 100 | 0 0 | Moderate | Moderate

Colony

T&T Colony 74 270 76.96 96 4 0 Bad Bad

CDA Colony 10 30 78.78 100 | 0 0 Good Good

CCC Colony 5 67 70.30 100 | 0 0 | Moderate Good

PDB Colony 744 249 89.69 100 | 0 0 Good Good

o
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Housing Area of Density Occupancy Structure Type | Physical l Living
the Colony | (Person/Acre)*| Rate (Floor | Pucca| Semi| Kateh| Condition Environment
(Acre) Space / Person)| % % | %
Port Colony (North) 30 511 72.72 70 30 0 | Moderate Bad
CWASA Colony 797 55 64.84 97 3 0 Good Good
BFRI 9.5 78 75.75 100 0 0 | Moderate Good

Source: Field Survey, 2014

*Gross Density = {Public and industrial buildings = open spaces + internal roads + half the width of
surrounding roads (up to 20 feet)} / Total Population

Among all the housings the physical condition of four housings have good physical condition e.g., CDA,
PDB, PORT Colony, CWASA etc. On the other hand CGS Colony, T & T Colony, CCC Colony, PDB
Colony, WASA, BFRI have good living environment. Due to lack of proper maintenance the physical
condition of CCC colony building are poor. The building conditions affects the living environment
simultancously as the living environment depends on the circulation of air, light and structure of the
building. The occupancy rate is also in a moderate rate. The lowest one is 64.84 Sft per person at CWASA
Colony.

Services and Amenities

Services and amenitics are very important housing components. They are also counted to measure the
quality of the housing. As a qualitative matter the services and amenities are given codes for the easement
of measuring. The system is renowned as Weighted Index Method.

Table 02: Services and Amenities facilitics

Housing Drainage SWM Water Supply Aggregate Weightage
CGS Colony 2 3 3 8
Bahutala Colony 2 2 3 7
T&T Colony 2 2 3 7
CDA Colony 2 2 3 7
CCC Colony 2 2 2 6
PDB Colony 2 3 3 8
Port Colony 2 2 3 7
Ctg WASA 3 3 3 4
BFRI 3 3 3 9
Source: Field Survey,2014.

(Weighted index method refers weighting every outcomes of a qualitative attribute by categorizing
chronologically. Drainage: Covered and Pucca=3, Pucca but not covered=2, Kutcha=1, SWM: Communal
bin = 2, Household Collection =3, others=1, Water Supply: Piped water supply=3, Tube well=2, others=1)
The responsibility of providing these services and amenities goes to the urban service delivery agencics of
Chittagong city. They arc seemed to do their task sincerely in this case that is why no objection has been
raised against them. Whatever the problems exist that due to maintenance problem,
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Distance of the Daily Necessities
Locaﬁonofthecmployeeshomingismhnpommcomponemwnmmdwdmnd for the employees
housing. Because it influences the travel cost and joumey of the employees to the market places and
working places. The direction of flow depends on the demand of the daily necessities, travel cost, travel
time and available mode of transportation. The study result illustrates that the market place closer to
residence is preferable for daily necessities. After this the residents choose for the good educational
institution to be situated near to their resident. In this analysis the distance is measured by the monthly
mveleostloreachthcdminmiom.mmveloostdonnOIdepmdonlyondxedistawcbmalsoonthc
travel mode used.

Table 03: Distance of the daily necessitics.

Housing Distances of the daily necessities in terms of Transport cost (Tk./Month)
Working Place  Health Centre  CBD  Katcha Bazar  School Total
CGS Colony 1000 100 0 0 0 1100
Bahutala Colony | 1000 0 400 0 0 1400
T&T Colony 300 100 0 0 0 400
CDA Colony 800 100 500 200 0 1600
CCC Colony 1040 100 160 0 1300
PDB Colony 1200 100 400 0 1700
Port Colony 800 400 500 200 0 1900
CTG WASA 1040 200 500 0 1740
BFRI 0 500 500 0 1000

Source: Filed Surver,2014

Rent Structure of Employees Housing

The economy of the government employees housing needs to be analyzed to find out the affordability of
them and whether they are beneficiaries or not. Here the employee’s salary according to the national
scale, 2009 is taken as the only income source of the employees, The average rent given by the
government employees is Tk. 4.7/ Sft where as in the same case of private housing the rent is Tk. 18/ Sft
(CDA, 2006). So, the government employees want 1o gain these advantages. In this regard, the economics
of employees housing illustrates the actual demand of employees housing,

Analysis on Affordability of Employees Housing

Affordability is generally used to mean the ability of bearing cost of anything. The housing expenditure is
affordable when a person can ensure the basic expenditure for the rest of the non-housing expenditure
from his real income, The reality is that affordability is a dynamic magnitude, which cannot and should
not be restricted by arbitrary norms of burcaucrats. However, in the case of government employees
housing the rate of repayment in terms of rent is fixed in a definite scale. Fig 01 shows that in the lower
income group, the housing expenditure is greater than that of the non- housing expenditure, Because they
have to pay 55% of their basic salary as rent which 15 greater than that of the higher income group (40%),

The employee’s choice is affected by the variable like quality of houses, non-house expenditures like as
education, foods etc, With the increase in income, the government employees have more money left for
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the non-housing expenditure. At the same time they get opportunity to choose between the government
and private housing to increase housing consumption.

Existing Housing Demand of Government Employees Housing in Chittagong City

The government employees of Chittagong city prefer the government provided housing for the following
reasons: (i) Comparatively less costly (i) Good living environment (iii) Security (iv) Cohesiveness
among the residents

Figurel: Affordability Analysis of Employees Housing
Table 4: Existing Housing Demand of Government Employees Housing

Housing Total Need (Applications) Provided to Demand
CGS Colony - 1312 -
Bahutala Colony - 1193 -
T&T Colony 498 450 48
CDA Colony 178 64 114

Expenditure

5000 7000 9000 11000 15000 19000 23000 27000

Income
CCC Colony 130 64 66
PDB Colony 96 66 30
Port Colony 4000 3566 434
CTG WASA 321 95 223
BFRI 240 160 80

Source: Field Survey, 2014

Correlation between demand with Income, rent, floor Space & Transport Cost
Housing demand is related with income, rent, floor Space & Transport Cost. In case of government
employees the demand for housing is highly correlated with their income. This is because of the amount
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of repayment for the rent is higher in case of higher income employees. Table 5 reveals that there is a
negative relationship between the income and the demand what means the higher the income the lower
the demand for housing provided by the government

Table 5: Correlation between Income and Demand

Correlation Correlation Corrclation Correlation

between Income between Rent between Floor between Transport

and Demand und Demand Space and Demand  Cost and Demand

Cost
Demand Pearson 1 -0.86 1 -0.89 1 0.94 I -0.52
Value
N 13 13 16 16 8 8 9 9
Income Pearson -0.86 | -0.89 | 0.94 | -0.52
N 13 13 16 I6 8 8 9 9

Source: Field Survey, 2014

There 1s also high relation between rent and demand for government employees housing. It is found in the
National Pay Scale that the government employees have to pay as rent of their basic salary by different
rate for the different income categornies. It shows that the demand falls gradually with increase in the rent.
Here the table shows that the correlation value is negative and is strong as the P — value is within the
range (0.7-1.0). This reflects that the more rent paid the less demand derives.

The tible shows that the correlation between the floor space and the demand is positive; the correlation is
strong as the P- value of 0.94 is within the range (0.7-1.0). Floor space has generally a positive impact on
the demand. In Chittagong city the higher income government employees have to pay more for each
square feet floor and they are satisfied in with that costing of housing. So, the demand behaves positively.
This indicates ‘that the more the floor space the more the willingness to pay for housing. But the
relationship between the transport cost and demand is not strong, rather it is a moderate relationship as the
value of P is within the range (.3 to 7). Here the transport cost means the cost of transport to reach the
work place, After, deducting this cost from a basic salary the rest are used for other housing and non-
housing expenditures. Thus the more the transport cost to reach the work place the less affordability
gained. This suggests that the more the transport cost the less the demand for the housing derived.

Key Housing Problems in the Study Area

The first problem is the maintenance of the buildings and related utilities and services. Though all kinds
of facilities are provided to the housings of the govt. employees, some of them are now out of use due o
gradual deterioration and lack of proper maintenance. In some housings like as Agrabad CGS Colony,
Port Colony, T&T Colony there are presence of sublets or rent to the non-government outer dwellers, As a
result the living environments of those housings are decreasing. In several housings (like as T&T Colony
and the PDB Colony) there is absent of proper recreational facilities. Living environment is also a
problem in housing. There is sound pollution by nearby roads.

RECOMMENDATION

The government employees housing at Chittagong city area is in a moderate position as compared to the
total housing system of Chittagong city. The following recommendations may work as guideline to
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improve the overall standard the government employees housing subsystem of Chittagong city.

/ There are mentionable backlog of the houses in almost every institutions surveyed. These
phenomena can be removed by initializing new housing projects for the government employees
housing.

/ A strong monitoring system should be initiated for maintenance work and to get rid of sublet system,

/ Both active and passive recreational facilities should be provided within the area.

/ In case of allocation and attachment of the employees for the housing, the low income and middle
income groups should be given more preference as they are unable to afford private housing.

v The housing of the low and middle income group should be located as near to the working place as
possible. It seems to the best if the housing is located within their walking distance.

/ The rate of rent for the fourth class employees (55%) is quite higher than that of the first class
employees (40%). As a result the low income group has a little left to expend for the non-housing
expenditures having a little or no for save. The rent for the low income group should be reduced by
giving subsidy in this sector.

Conclusion

A good living environment, security and comfort arc very necessary for the housing of government
employees. In this study, it is found that the living environment and physical quality of the housings of the
government employees are in a satisfactory level in case of the major housings. But the main problem lies
in the balance between the demand and supply of the government employces housing. Besides, issues
related with the environment pollution and maintenance is also important to be checked out.
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Affordable Housing for All

Mohammad Abu Sadeque PEng'

Abstract

Housing is the constitutional right of an individual and/or a family. Providing housing for all is also
significant for ensuring sustainable urban and rural development. Bangladesh is one of the largest densely
populated countries in the world. Unplanned rural housing is creating extra pressure on land and making
an adverse impact on affordable housing. Fire brick manufacturing plants are also responsible for huge
land loss and environmental degradation. The high construction cost of housing makes it impossible for
the people, especially the middle income group to afford housing, An attempt has been made in this paper
to analyze the existing housing affordability of the middle income group of people. In this endeavor,
Housing and Building Research Institute (HBRI) is working to innovate different building materials and
construct various pilot projects considering affordability and feasibility of the middle income and lower
middle income group of people of the country. The building materials innovated by HBRI are low-cost.
disaster resilient, environment and agriculture friendly. Access of the middle income group of people to
housing is constrained by high construction cost compared 1o their income. This paper will put some
techniques and measures coming out from extensive research and study towards ensuring affordable and
sustainable housing.

Introduction

Affordable housing is housing deemed affordable to those with a median household income s rated by
country, region or municipality by a recognized Housing Affordability Index. In Australia, the National
Affordable Housing Summit Group developed their definition of affordable housing as housing that is,
“reasonably adequate in standard and location for lower or middle income houscholds and does not cost
so much that a household is unlikely to be able to meet other basic needs on a sustainable basis.” In the
United Kingdom affordable housing includes "social rented and intermediate housing, provided to
specified cligible households whose needs are not met by the market.” Most of the literature on affordable
housing refers to mortgages and number of forms that exist along a continuum - from emergency shelters,
to transitional housing, to non-market rental (also known as social or subsidized housing), to formal and
informal rental, indigenous housing and ending with affordable home ownership (Wikipedia).

According to the constitution of Bangladesh housing, like food and clothing is one of the very basic needs
for human survival. House means more than a roof over head. Housing provides people with security a
place of their own, an identity, a place to come back to a place to call home and a place have a family life.
Housing is a fundamental human right and it is vital to life - growth - development and dignity of
individual citizen and hence of the family, the society and the country,

According to the UN Habitat 30% of the world's urban population lives in slums, deplorable conditions
where people suffer from one or more of the following basic deficiencies in their housing: lack of access
to improved water; lack of access to improved sewage facilities; living in overcrowded conditions; living
m buildings that are structurally unsound; or living in a situation with no security of tenure.

35% of the world's rural population lives in unacceptable conditions. Overall more than 2 Billion people
arc in desperate need of better housing,

'Dmcu. HBRI
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2. Housing condition of Bangladesh
Housing which is the single largest expenditure item in the budget of most families and individuals 1s
considered as one¢ of the most important need of human being. Extensive numbers of people of our
country now a day are facing acute dwell crises. To face this condition we have to know about the
condition of housing in Bangladesh,

About 70% people of our country live in the rural settlements, and 76.68% (24671590 units) of the
dwelling units are located in rural areas. There has, however, been very little public sector involvement in
rural housing. There is virtually no land use plan for the rural area of the country, which comprises about
94% (138703sq.km) of the total area. The present facilities in respect to housing and physical
infrastructures are very inadequate in the rural regions of Bangiadesh.

Because of the subsistence nature of the economy, most of the dwelling units in the rural arcas are in the
form of shelter, which does not provide adequate protection from wind, rain, flood and river erosion.
Presently, the sanitation coverage in the rural areas is about 58.19% of total houscholds. Due to the
natural process of wear and tear, lack of repair, and poverty of the rural population, rural housing
conditions have deteriorated seriously. At present, about 7.5% of the rural houscholds do not have their
own homestead. They live m Iymali (Shared properties), mortgaged or rented homesteads. Majority of the
houses in rural areas are in unsatisfactory conditions in terms of structural qualities.

Bangladesh urban population (28%) contributes over 50% of GDP. However, urban Bangladesh has
housing severe deficit and lack of adequate urban amenities. According o the Population & Housing
Census 2011 (Vol-1, BBS, Ministry of planning) a total of 13,938 slums have been counted in the city
corporation, municipalities, Upazilla headquarter and all other urban areas. In urban Bangladesh, housing
backlog is estimated to 1.0 to 1.5 million, with 500,000 houses added annuaily. The distributions of urban
houscholds by occupancy status in Bangladesh in owner, renter and rent free are 49.3%, 44.1% and 3.5%
respectively.
3. Afford ability of housing in Bangladesh

Housing is a physical commodity, which includes other than dwellings, various utility facilities and
services such as water supply, electricity, sanitation and access provision. By housing it 1s meant not only
a mere form of shelter but also it includes those qualities of comfort, convenience and amenities, which
arc essential for emotional and social well-being of families (Hasan, 2002). According to World Health
Organization (WHO), housing is an enclosed environment in which man finds protection and feels safe
and secured from hostile forces and can function with increased comfort and satisfaction as regards to
privacy to the individual and his family. The environment must include all necessity, services, facilities,
equipments and devises needed for physical and social well-being of the family or the individual (Sarma
and Mallick, 2005). But, housing affordability means the ability to afford housing. Housing is one of the
basic needs after food and clothing. It provides shelter, safety and a sense of belongingness to the owner.
A commonly accepted guideline for housing affordability is a housing cost that does not exceed 30% of a
houschold's gross income. When the monthly carrying costs of 4 home exceed 30 - 35% of houschold
income, then the housing is considered unaffordable for that household (Wikipedia), The middle class is
the broad group of people in contemporary society who fall socio-economically between the working
class and upper class. The classifications of income group people in Bangladesh are mainly three types
such as higher, middle and lower income group. The income groups of Bangladesh are defined as low-
income TK 13199 or less, lower middle-income TK 132,00 - 24,999, middie-middie income TK 25, 000 -
49, 999, upper middic-income TK 50, 000 - 99, 999 and high-income TK 100, 000 or more. In
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Bangladesh 50% people are middle income group people (Census, 2011). Housing affordability of middle
income group is decreasing day-by-day in Bangladesh. Affordable housing is very necessary for the
planned growth of the country. The provision of affordable housing is must for all kind of people.
Measuring affordability is very much ignored by both public and private sector. For that measuring
housing affordability is very essential. Without knowing correct affordability scenario. the further steps
cannot be taken 1o solve the problem.

A journal of Bangladesh institute of planners, Vol. § published in December 2012 analyses affordability
using Rent 1o Income Ratio Method, The Rent to Income Ratio method is the most common method of
measuring affordability, the "percent of income"or "housing-cost-to-income ratio” approach involves
comparing a houschold’s monthly housing costs (including utilities) to their pretax income to see if the
ratio surpasses a threshold level. This threshold currently stands at 30 percent meaning that in order to be
affordable, housing costs and utilitics must not consume more than 30 percent of a houschold's monthly
income, According to the journal the overall results of the overall Dhaka city are described below,

4. Alternative building Materials

Alternate building materials are those which can be used economically by replacing the conventional
building materials. Alternate building matenials are made such a way that minimizes environmental
pollutions. These alternate building materials can be used when it meets the respective specifications in
the code of practice. The use of low cost alternate building materials also prevents the rise of construction
cost due 1o use of scarce building materials. The first step to affordable housing material selection is to
select ecofriendly building materials which enhance the sustainable design principle. The life cycle of a
building are pre-building, building and post-building stages. Each stage of building should be such that
they help conserve the energy. These three stages indicate flow of building materials through different
stages of a building. Pre-building stage mainly consists of manufacture which is subdivided in processing,
packing and transport, The building phase mainly consists of construction, operation and main-tenance
whilst as the last stage would be disposal where the material can be recycled or reused. The main
characteristics of alternative building materials are shown in the picture bellow.
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Here some new materials and technology is discussed innovated by the Housing and Building Research
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A. Compressed Stabilized Earth Block (CSEB): Housing and

D. Thermal Block: The conventional burnt brick is being used in all

.
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Building rescarch Institute has produced CSEB from dressing soil
of river mixing with proportionate cement. The production cost of
CSEB is near about half of conventional bumn brick. Some of local
and international NGOs already are producing and using .
successfully in the rural dwellings. R = _
Interlocking CSEB: These types of blocks are prepared with proportionate mixing of dressing soil
from river with cement and sand. It is possible to prepare wall without any mortar due to its'
interlocking mechanism. It is possible to prepare frame structure without column with casting using

vertical reinforcement in the hole at a certain distance and horizontal beam.

Concrete Hollow Block: A concrete block is one of several precast concrete products used in
construction. Hollow block helps in saving construction materials
and therefore use of hollow block reduces construction cost. Use
of larger size concrete block reduces number of joints in work and
hence helps in saving mortar. Hollow concrete block masonry can
safely withstand the atmospheric action and it requires no
protective covering. Hollow concrete block have good insulating
propertics against sound, heat and dampness. Presence of rough
surface on concrete blocks provides good bonding of mortar and
plaster. Concrete Block homes is better in withstand hurricane, tornado and carthquake with the help
of steel reinforcement. Poured concrete are added in the central hollow space of the block walls

over Bangladesh till now. The fertile top soil of agricultural land is
being used to produce these bricks. In addition enormous fuel is
required to burn which is one of the prime reasons for abate
forestry and agricultural land, On the other hand brick production
from cement and sand is expensive. Considering these matters
HBRI has innovated low-cost and environment friendly thermal
block using EPS sheet inside a block prepared with cement-sand
mortar.

E. Aerated concrete: Acrated concrete is a proven building material and widely used for high rise

building due to its advantageous properties such as light weight, sound and heat insulation. The
concrete without coarse aggregates and a large number of air voids are induced by the entrainment of
a large volume of air or gas in the mixture instead of the usc of a light weight aggregate. The acrated
concrete known as sutoclaved acrated concrete (AAC)It is also known as Gas concrete, Foamed

concrete or Cellular concrete,

Firstly gas can be generated within the mixture during the plastic condition by means of a chemical
reaction and secondly air can be introduced either by mixing in a stable foam or by whipping-in air,
using an air-entraining agent. Acrated concrete can be autoclaved (AAC) or non- autoclaved (NAAC)
based on the method of curing,

F. Adobe (Sun-dried brick): Adobe (Sun-dried brick) has not lost its indispensability as a building

material since the primitive ages of civilization dates back to 8000 B.C. It is low cost, easy availability
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L. Coconut Fiber Board (CFB): Coir is the name given to the fiber

3D Panel: Construction and charactenistics of 3D Panel is similar to
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and possibility of production by unqualified workmen. The
product offers significant advantages in hot, dry climates. They
remain cooler during the day and warmer during the night, as
adobe stores and release heat very slowly. The results showed that
the fiber reinforced mud brick house results in a temperature of
56.3% cooler than the concrete brick house in the summer and
41.5% warmer in the winter.

Ferrocement sandwich panel: The customary building
construction trend in Bangladesh usually focuses on the use of
burnt clay bricks for the infill and Reinforced Cement Concrete
frame structures which are heavy in weight. In large extent they
prove themselves uneconomic. It has become a matter of concern
to use more lightweight materials in any construction, to make the
process more cost effective by reducing the load of the structure.
On the other hand, development and construction of lightweight
pre-fabricated sandwich elements is a popular trend now a day in

construction industry all over the world. Ferrocement sandwich panel contributes to a cleaner and
neater environment at project site and a lower total construction time and cost. The post occupancy
period involves less energy consumption due to its heat insulating quality. It also has distinct
advantages over conventional structural sections, because it promises high stiffness and high strength
to weight ratios,

Ferrocement sandwich panel. Relatively thick mesh is used here so
that it can be used as load bearing wall, In this type, mortar layer is
thicker and for this reason it can also be used as roof slab. This slab
can be used three dimensionally. As it can withstand reasonable
pressure, for this reason it is known as 3D panel instead of
Sandwich Panel

that constitutes the thick husk of the coconut (Cocos nucifera). Coir
is extracted by beating it manually using a mechanical extractor
machine. It is the most interesting raw material for producing CFB
as it has the advantage of being abundantly available, renewable,
and cheaper and exhibit good mechanical properties. Coconut Coir
Board s mainly a cement sheet reinforced by coconut coir. 30
percent of coconut fiber and 70 percent of cement is mixed with
water (o pulp. Then pressure is implemented on the pulp by hydrsulic pressure. By applying pressure,
pulps are compressed to thin shaped board. After 24 hours of pressure (minimum), demolding is done.
Then 28 days spray curing is done. CCB produced by this method is used to prepare partition wall,
book shelf, kitchen cabinet etc.

5. Multistory Building with Affordable building materials

Luck of adequate housing for Bangladesh is obviously a key problem in all of the cities and secondary

R
‘.a Worls
’5 l’tll)‘l.i

IJY -



e

towns in Bangladesh. Housing deficit in urban areas grew from 1,13 million in 2001 to 4.6 million in
2010 and the projected deficit in 2021 will be 8.5 million (Bangladesh country paper for habitat-111,
2016). So that to ensure affordable housing for middle income and lower middle income people,
construction of housing with low-cost building materials is the demand for time, In this perspective
Housing and Building Research Institute (HBRI) build some buildings including five-story model
house, display center and training center in the HBRI premise using ferrocement technology and other

building materials have innovated by HBRI research.

5.1. Five story model house:

A five story model house is built using alternative
building materials innovated by HBRI. Not a single
item of burn brick is used in this technology. The
model house has been designed with a RCC
structure with fixed service zones, leaving the inner
room arrangements on the user's choice. Ground
floor has been kept free for multipurpose activities.
Slabs, walls, door, window frames and louvers are

designed with Ferro coment technology.

Ground Floor Plan

Slabs

Complete ferrocement technology is used in the slab of
the building instead of conventional RCC slab. The use
of FC channel reduces the weight of the slab. In addi-
tion the process also abates overall construction cost
about 30%-35% as well. On the other hand the
technology is labor intensive which may create job
opportunitics and can contribute (o reduce
unemployment problem of our country. In the frame of
door, win-dow and in the louver of the building the
ferrocement technology is used. In the wall ferrocement
3D panel, sandwich technologies are used.

Typical Floor Plan

Staircase: In the staircase of the building also used the ferrocement technology. Some pictures of staircase

installation are shown in the pictures bellow.
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6.2. HBRI Display center: Similar technology of Mode! house
is used in the HBRI display center. In the partition wall
ferrocement sandwich panel and 3D panel is used but in the
outer wall thermal block is used. Ferrocement Folded plate is
used in the roof of the building.

Conclusion

Construction of low cost housing by using the low cost building materials increases the access to
buildings by low income group peoples. Low cost housing can be achieved by use of efficient planning
and project management, low cost materials, economical construction technologies and use of altenate
construction methods available. The profit gained from use of such methods can decrease the cost of
construction and make the low cost housing accessible to all.

Rapid population growth has created severe pressure on the land of the overcrowded country. With rapid
and unplanned urbanization, incidence of urban poverty has been always increasing alarmingly in
Bangladesh.

To get remedy from this alarming situation, HBRI has successfully invented several altermative low-cost
building technologies. By promoting these technologies, public and private sectors should work together
to mitigate the challenges of affordable housing for urban people.
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Slum dwellers' awareness about their rights and the level of dep-
rivation they face in public and private slums in Khulna city

Sumya Sydunnaher'
Dr. Kazi Saiful Islam®

1. Introduction

Poverty is a universal epidemic. In the third world country rapid urbanization can result in abject poverty,
Urbanization is good but not, if it does not allow people to lead their life in a descent or half descent
manner (Healy, 2006), In most of the developing countries like Bangladesh, urbanization has been taking
place due to three reasons, 1) re-definition of urban area; ii) rural-urban migration; and iii) natural
population growth (BBS, 2011). Among these, rural to urban migration is the dominant contributor of
urban population growth in the large cities (Banks, 2011). Urban poverty is a result of rural poverty
reduction strategy (Kaplan, 2005). Because rural poverty push out migration and leads urban poverty due
to the failure of the cities to accommodate this large migrant. As a result they have to live in slums and
face multiple deprivation. The objective of this study is to identify the level of understanding of the slum
dwellers about their rights and the indicators to which the slum dwellers face deprivation.

According to the World Bank (WB, 2001), urban poverty is a multi-dimensional phenomenon and the
poor suffer from various deprivations, ¢.g., lack of access 1o employment, adequate housing and services,
social protection and lack of access to health, education and personal security. The slums and squatters
are the home of poorest and most vulnerable people of the cities. Most of these people are economic and
climatic migrants from rural arcas (Hossain, 2004). They contribute to the country's development in
different way, but their nghts are always overlooked.

Slum dwellers of the city are not considered as legal occupants even having voting rights. Thus, slum
areas do not fall under the basic service delivery systems of the City Corporation. As a result these urban
dwellers are deprived of many services facilitics than the other citizens of the cities and lead inhuman life
in these citics. They cannot raise their voice due to lack of education and awareness about their rights,
More than 90% people do not have access to law and order and other public services like education.
health services ete. which increases their vulnerability. To addressing the problems of the slum dwellers, a
number of organizations such as UNDP, UNICEF, NGOs, and the Government have recognized the need
to serve the basic needs of the urban poor throughout Bangladesh. But their intervention is very
insufficient in compared to their needs (Roy, 2014). So, it is urgent to make them conscious about their
rights,

In Bangladesh, especially Khulna city, most of the researches on slum focus on poverty, health, living
environment, sanitation and water supply ete. and rarely give focus on slum dwellers rights. Besides,
official statistics of Bangladesh give focus on income and calorie intake of the poor but does not give any
idea about the extent to which the urban poor have access to urban infrastructure and basic services like
shelter, water, sanitation, drainage, waste management, health etc. This research explains the level of
understanding of the slum dwellers about their rights and also shows the extent at which they are
deprived,

! Uirban and Rural Planning Discipline. Khulna University, Khulna-9208.

2 professor, Urban and Rural Planaing Discipline, Khukaa Usiversity, Khalna-9208
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2. Materials and Methods

2.1 Study area

This study is carried out in four slums (KhoraBosti, Hafizparabosti, Rupsabosti and Methorpottibosti) in
Khulna City Corporation. Khorabosti and Hafizparabosti are private slum and peoples live here by
paying house rent. People of this slum are not aware of their rights as they are not living here
permanently. It is found that responsible authority does not eager to do anything here (Tanni, 2014).
Besides, the Methorpotti and Rupsha are public slum. There is always a threat of eviction. Shum
dwellers of Methorpotti slum are socially excluded due to the cast system. As a result most of the cases
they faces deprivation from several aspects.

2.2 Sampling techniques

This Study applied quantitative approach. In this rescarch, structured questionnaire survey was used for
quantitative data collection through random sampling. Four slums (Methorpotti, Khorabosti, Rupsha,
Hafizpara) in Khulna city were taken as samples. Thirty households were taken as respondents
houscholds from each slum. The respondents are sclected randomly as ease to access. Among the 120
respondents, the number of male respondents are 90 and female respondents are 30,

2.3 Poverty Indicators
2.2 Sampling techniques

Dimension Indicators Source

Social Dimension 1.1, Years of Schooling (Moser, 1998; Sat
1.2. School Enrollment terthwaite, 1989)
1.3, Child Sickness (Alder, 1995).
1.4, Child Mortality (Mart? nez, 2008).

Infrastructure Dimension | 2.1 Cooking fucl (Majale, 2008)).
2.2, Electricity (Satterthwaite, 2001).
2.3. Sanitation (Alder, 1995).
2.4. Drinking water
2.5. Housing floor

Economic Dimension 3.1, Employment (Hossain, 2006a)
3.2. Saving (Chambers, 2005).
33, Asset
34 Loan

Political Dimension 4.1. Voting right (Banks, 2008)(Hossain,
42 Access to law and order 2012) Hossain, 2006b)

Spatial dimension 5.1, Distance to Education (less than 500) (UNC, 2012 Moser,
5.2, Distance to workplace (less than 500 1995)(Grant, 2010)
5.3, Distance 1o Water source (less than 100m)
5.4. Distance to Hospital (less than 1200m)
5.5.Distance to Bazar ( More than 500m)

In this research the following poverty dimensions and indicators are used to show the poor peoples'
deprivation:
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Table 1: Dimension and indicator of poverty
3. Analysis and findings
3.1 Slum dwellers understandings of their rights

This finding reveals that none of the respondents understand about their rights partially or fully. The
highest number of respondents who are little aware about their rights are found in public slum
(Methorpotti) and highest number of respondents who are not aware about their rights are in private slum.

Peoples Understanding of Their Rights

20
 mil I
0

Don'tKnow Little Understanding Pertially Under standing Fully Understanding
W Public Slum = Private Slam

Figure 1: Peoples Understanding of their Rights

3.2 Women's awareness about the violation of their rights

This study is conducted to explore the physical and psychological violence within houscholds to women.
This type of violence indicates the violation of women's rights. In the study area it is found that physical
and psychological violence is comparatively higher in private slum (fig.2).

Nature of House hold Violence

30
20
Y Ay e

0

Psychologycal Violence Physical Violence
® Public Slum = Private Slum
Figure 2: Nature of Violence

Dowry, not allowing free movement, extra marital affairs, divorce or threat to divorce, and family
problem are the main factors of psychological violence (Fig 3). It is also found that two-third of the
people do not even report, Some people report to local leader. Very few people reports it to police station.
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Figure 3: Type of psychological violence

3.3 Deprivation

In case of the public slum like Natunchar and Methorpotti this study reveals that in terms of suitable
drinking water source, child sickness, child mortality, school enrollment distance to water source the
Natunchar slum dwellers are more deprived then the Methorpotti slum dwellers. Methorpotti slum
dwellers experienced more deprivation in terms of asset ownership, savings, dependency on local leader,
and distance to education workplace. Although infrastructure dimension, economic dimension, social
dimension contribute to these two slum dwellers deprivation but most of the Natunchar slum dwellers
experienced more deprivation among soctal dimension indicators and most of the Methorpotti slum
dwellers faces more deprivation in case of economic dimension (Fig 4).

Tmpact of indicators on two Public Slum
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Figure 4: Indicator wise Deprivation in Public slum
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Tmpact of indicators on two Private Slum
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Figure 5: Indicator wise deprivation in Private Slum

In case of the private slum like Khoraslum and Hafiznagorslum (Fig 5)the result shows that the
following indicators like unsuitable watersource, dirty housing floor, lack of asset ownership, saving.
child sickness, lack of voting right, distance to work place are responsible for increasing Khoraslum
dwellers deprivation than Hafiz para slum. But child mortality, lack of primary school completion. school
dropouts, distance to education, hospital, water source, and bazar contribute much to increase Hapizpara
slum dwellers deprivation.

3.4 Deprivation based on education

In this paper the houschold head's education status has been classified into 7 categories. Among these it is
found that most of the houschold head did not attend in school. Very few has completed HSS and
bachelor degree. And most of the houscholds whose houschold bead do not attend in school are more
multi-dimensionally deprived than other household.

Deprivation Based on Education
80.00
60.00
10.00 I
2000
No schooling Religious Class1-4 Clags 59 S.5.C HS.C Bachelor o
fducanion ® Hon-Poor M poo above

Figure 6: Deprivation Based on Education

4. Conclusion

This study 15 conducted in four slums in Khulna city. The findings of this study reveals the lack of
awareness among slum dwellers about their rights. Besides the findings of this study also reveals that the
slum dwellers face various deprivation like inadequate access to infrastructure and social services,
dependency on local political leader which make them more vulnerable and lack of access to affordable
health facilitics which influence them to get treatment from quake.

As urban poverty in Bangladesh is increasing day by day due to transfer of rural population to the cities,

g




—@\ A AN T

Hovering, <1 the Carire

these poor people face multifaceted problem in the cities. Besides majority of the people do not know
whﬂhﬂw&ﬁglﬂdwmhckofeduuﬁmwnmwhkhhabomﬁbkfummvm
Most of the cases they cannot claim their demands especially women cannot raise their voices against
violence. As a result they become deprived not only in terms of access to infrastructure, social, political or
health services but also from social justice.
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Inclusion of Low Cost Housing in the Urban Housing Delivery Process

Planner Salma A. Shafi’

1.0 Housing Process & Delivery for the Urban Poor

Housing in Bangladesh is generally provided by both the public and private sectors for all income groups.
lntheprc-libcmionpcriodmanyfomnlhomingscbcmsforﬂnmbmpoorwemconsmmedbylhc
public sector. However, after liberation large scale migration of people to the cities and rapid
urbanization changed the housing scenario for marginalized groups. With increase in number of landless
and homeless on one hand and rise in land price, inflation etc on the other, the poor and low mcome
groups in general no longer benefit from public sector housing supply. As an altermative the informal
private sector has taken over the bulk of housing supply to the urban poor groups and in a market-
oriented way. Affordable housing for the poor in urban arcas now is mainly through rental housing and
close to 60 percent of this housing supply is offered in the informal defivery process. Informal, here,
refers to the housing which is either on unauthorized land- do not have building approval or even legal
service connections. Recipients of this supply consist of tenants who are the increasing number of poor,
low and lower middle income groups. A large number section of these rental housing are constructed on
private land. It is further noticeable that:

® The rate of growth of urban population will keep increasing. The proportion of urban
inhabitants would possibly cross the 50% mark by 2040 and the 60% mark by the year 2050
when the total urban population would rise above 100 million.

® Such a fast growing number of urban population demand urban amenitics among which
affordable shelter is a priority.

® There is 4 marked lack of interest of the government 10 take realistic measures to formalize and
augment the housing supply process.

® A particularly critical need is to provide secure shelter to the large number of growing poor
migrants in all cities, large and small.

@ It is well know that on average about 30 to 40 percent of the urban population are residents of
slum and squatter settlements and that they spend almost 30 percent of their camings on
housing.

2.0 Role of Government in Housing Provisions:
The contribution by the government to the housing process is made in some of the following ways,

® Building houses and flats for employees of all income groups

® Developing sites and services schemes for high and middle income groups

® Donor funded pilot housing projects for low income groups

® Provision of house building finance loans to those who own land
Although housing is & basic need and a basic right, the government can provide only limited support to
those who need it. The contribution by the government 1o housing is, however, still very insignificant
compared 1o demand. The government agencies involved in housing is mainly the Public Works
Department (PWD) and the National Housing Authority (NHA). In addition, city development authorities
like the Rajdhani Unayan Katripakhya (RAJUK), Chittagong Development Authority (CDA), Khulna
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Development Authority (KDA), and Rajshahi Development Authority (RTDA), other city corporations,
some government and autonomous authorities also have their own housing schemes. The Ministry of
Housing and Public Works have formulated the National Housing Policy to facilitate the development of
housing sector which contributes to nearly 10% of the National Gross Domestic Product (GDP),

Housing for the urban poor till today remains a grey area where Government policy and initiative is
needed 1o address the issue at all levels of planning and implementation. Community supported shelter
schemes for the poor and aided by public, private/NGO cooperation are still rare. Few projects and
programs for infrastructure upgrading and livelihood improvement have been supported by GOB and
donors. The UPPRP is a positive example in this regard. The problems of non implementation of large
scale low income housing are mainly:
i, Lack of initiative of all stakeholders to address the need for low income housing. Provision of low
income housing needs special attention together with, issues of land and finance to facilitate Low
Income Groups (LIG) shelter programs,

ii. There is need for strong social movement to create pressure for increase of the supply of LIG
housing. Community organizations of the urban poor need to be strengthened in this regard.

iii. The contribution of the urban informal sector to the national economy is well established therefore
shelter for the LIG need to be included strongly in the mandate of all political parties.

3.0 Housing Needs & Finance for Urban Low Income Groups:
A review of housing sector policies and programs in Bangladesh for delivery and finance for LIG shelter
discloses that all measures taken in the sector have been limited to mainly the MOH & PWD which with
its concerned departments have planned, budgeted, financed, and executed some projects. Benefits in the
process have reached very few of the LIG. On the other hand, maximum subsidy has gone towards supply
of developed land for the Middle and High Income Groups (MIG and HIG). For LIG housing there has
been many pilot projects but they have often failed. Lack of community building organization to support
them and need for employment and security have often caused the poor to abandon their shelters. The
common case is that they sold their homes and moved away. In general deficiencies existing in the urban
low income housing eclivery are;

@ Gross shortage of housing in terms of need

@ Public formal supply is less than one percent

® Housing policy exists in theory and practical measures for large scale LIG housing is yet to be

implemented.

@ There is lack of a good finance system for LIG access to credit for housing.

® There is lack of a strong organization 1o support the process of shelter delivery to the LIG
4.0 The Urgent Need to support Low Income Housing Delivery System
The UN, SDG goals and targets have included their goal number Il to "Make cites and human
settlements inclusive, safe, resilient and sustainable. Within the strategies to achicve their goal the

following target is mentioned first as an SDG sub-goal 11.1: By 2030, ensure access for all to, adequate,
safe and affordable housing and basic services and upgrade slums.

Thcpmmssofupgmdingof:lmmdsqumuwﬂmnminmbanmhubecnmmughdom
initiatives and NGO support. Resettlement or rehabilitation of the poor in this way is very slow and
hmgulufmanumbaofmasom,hwludhxglmdavaﬂabilhymwalbuﬁonpmOﬁlcrlhannfcw
pilot projects funded by the World Bank, the Asian Development Bank and DFID, this type of housing
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provision is seldom found and number of slum and squatter settlements have continued to grow in all
cities as a result of the migration factor. There is a need to rethink the distribution of land and housing in
urban areas. There are three key issues to be dwelt upon, these being:

® |5 there an altemnative to slum upgrading and resettlement that can make the process inclusive
and sustainable as stated in the MDG and SDG goals?

® Poor houscholds mostly pay rent for their housing or occupation of the land. Their affordability
makes them eligible for subsidized rental housing in better conditions. This is an alternative to
upgrading which entails capital cost but is sustainable in the long term. Tenure status remains
uncertain in the upgrading projects which often end in eviction.

@ Housing is a basic need and the rights of any citizen, Master plans for all cities and towns
should designate planned areas for rehabilitation and resettlement of the urban poor. These
projects will be then implemented like any middle and high income housing projects in any
urban center.

The present government policy is to increase the supply of public housing to lower income groups (LIG)
but currently it is evidenced that beneficiaries are mostly the government staft. If land is made available
for large scale LIG housing, the private sector can work alongside the government to provide housing in
various forms of rental as well as home ownership schemes targeted towards the LIG. The goal of
developing inclusive cities and slum free cities is more achievable through a PPP process. In this regard
the following steps needs to be considered;

® Strategy of producing mass housing to achieve greater density, better quality of life and
promote inclusivity.
® Housing complex with generous open space, neighborhood commercial and recreational
spaces.
® Provision of more light, air and green space for every houschold.
® Induce cross subsidy by providing middle and low income range of housing in a common
area.
5.0 Suggested Mechanisms to Provide Affordable Housing in Urban Bangladesh:
There are three ways to provide affordable housing delivery to the poor by the Government i.e.
1. Make the land allocation process pro poor.
ii. Planned resettlement of slum and squatter settlements instead of eviction.
iii.  Upgrading of existing low income settlement arcas afler ensuring security of tenure.
Housing delivery and finance have to be facilitated to match and meet the requirements for affordable low
income group shelter needs. Some of these steps are,
— Expand the range of financial resources available for housing finance,

- Encourage existing MFI's to finance urban poor housing. Collaboration with private sector
developers to encourage them to build low cost housing and deliver to the actual
consumer at minimum profit.

— Design sustainable housing which will be lower in cost. They should be targeted 1o groups who
have permanent nature of jobs i.e. industrial workers, government and semi government
low income employees as priority groups.
—  Inclusion of low income housing in all existing projects and programs for housing and land
ik
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Authorities. This will allow substantial amount of land for LIG housing,
6.0 Recommendations
HumingfmhnplemenmionoffonmlhomingpmmfordnmbmpoorinallnrmofBanghdcshis
animinmlmed.'l‘hcimpommmpinthiadhncﬁonistomakcdeuilsmdyonthchmmimneed.
delivery and financing process for large scale low cost housing. The existing stock of available public
land needs to be reviewed 100. At the same time a series of actions need to be taken to stop informal
growth and ensure steps to achieve housing rights of the poor and landless m our town and cities. The
following steps are recommended by the author;

® Implementation of the National Housing Policy.

® Government should implement the Urban Sector Policy (Draft) to achieve balanced urban

planning.
® Government and semi-government agencies should hand over their unused and underutilized lands.
® Assessment of the informal housing stock in all urban areas and devise means and ways for formalizing
this stock. Chalk out plans and programs for rebuilding and redistribution of such housing.

® Revise the housing allotment process for any LIG housing.

@ Stop all eviction activities and approve an anti eviction bill in the National Parliament.
There is an urgent need for introducing innovative finance mechanisms for LIG housing. Community
development should include mobility of community savings which can be channeled into housing
finance. The UPPRP in 27 cities of Bangladesh has formed community groups which in the last decade

accumulated large amount of group savings. It is now the right time to take the following measures in
these project towns;

® Formulate PPP programs for direct provision of housing to the community group members.
® Microfinance for housing should become a main portfolio for NGO's working in the
microcredit sector.
® Innovative approaches should be designed 10 use the savings and transform low income
settlements into standard housing.
Examples of Low Cost Housing Program in Dhaka By ARBAN an NGO:
ARBAN an NGO has demonstrated that it is possible to construct low cost real estate projects in
multistoried buildings for the LIG. They have constructed 4 housing project for their saving members and
planned for a second project for members of their micro credit program. The two projects are briefly out
lined below as case studies in LIG housing. The projects are supported by Centre for Urban Studies
(CUS) and located in Mirpur & Meradia, Dhaka.
Project - 1:

Low Cost Housing Project in Mirpur
Project Description: ARBAN, an NGO working for the poor in Bangladesh. has built an apartment
complex for 40 slum houscholds in Mirpur, Section-2. The beneficiary households utilized their micro-
creditsavingsforpuwhmoflbehnd.ﬂwyreccivcdhuuinghmnsimnecﬁomARBAN.m
dcﬁgnmdnwvisimoflheboudngbmbundmebyCUSmcmbmﬁcownmconniwwdlhcir
ﬁmforconsﬂucﬁon,mmngemmmdﬁﬂltimcmvhiwoﬂhemjm
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Feature of ARBAN housing project:
® Construction period: 2 years (2007- 2009)
@ Construction cost: Tk. 2,16,00,000
® Estimated expenditure of each flat: Tk. 8-9 lac
® Down payment for land purchase: Tk. 25000/per family
® Estimated cost price per apartment: Tk. 1000/sfl
® No. of Apartment: 8 (Eight)/Per Floor [40 in Total]
® Sizc of Apartments: 374 sft to 492 sft (34.76 sqm 1o 45.72sqm)
® The project started in 2006 and currently the households are living in the complex
® The completion Date was December 2011

“
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Project - 2:

Low Cost Housing Project in Rampura

Project Description: ARBAN has recently started the process for implementation of a low cost housing
project at Meradia, Khilgaon, Dhaka. It is adjacent to the Banasree housing area in Rampura, Dhaka
South City Corporation. The project consists of 63 Flats (Building-1) and 27 Flats (Building-2) with
parking facilities. The project beneficiaries will be low income group people who are micro credit
members and staff of the NGO.

Name of Project ARBAN View

Land Area 18.61 katha (Approx)

Building Type 10 Storied Residential

Car parking : Ground Floor (24 Nos.)

Residential Floor 1st to 9th Floor

Apartment Size
Ly T
328 (5
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Present Position: The project is now at the detail design phase. Rajuk has approved the plan. The detail
design and preparation for construction of the project is ongoing. It is envisaged that the construction

work can be completed in two years (Target date December 2018).

Fig: Top View

= Hoatng ot the Cantin
BUILDING-1 BUILDING-2
TYPE-A 700 sft TYPE-A 900 sft
TYPE-B 660 sft TYPE-B 850 sft
TYPE-C 660 sft TYPE-C 870 sft
TYPE-D 720 s

Fig: Plan
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