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Abstract

Addressing urban land tenure and housing issues is an important agenda for development in Bangladesh. MDG goals to eradicate poverty and hunger, and promote equality among citizens have created a positive pressure on the Government to give priority to policies which support tenure security and access to housing rights for the under privileged.

Bangladesh now has 28 percent of its total population living in urban areas and the annual growth rate is over 3.7 percent. But the urbanization process did not receive due attention of the government until the formulation of the Sixth Five Year Plan by the present Government in 2011. Over the past four decades rapid urbanization and increasing number of urban poor has negatively impacted the quality of life in all urban centers. In the absence of policies favoring the landless and homeless, slum and squatter settlements are increasing at a rapid rate. As such there is an urgent need to improve tenure conditions and housing supply particularly for middle and lower income groups. 

Substantial number of urban residents now belongs to the low income bracket, suffer from tenure security and live in substandard housing. A variety of tenure conditions exist among this group particularly in Dhaka and the major cities. In general housing conditions in all urban areas is poor, services inadequate and substandard. Poor urban planning, lack of land and finance policies are the main reasons. Investment opportunities in housing which encourage people to spend their resources, neighborhood planning and improvements etc are not reaching majority of urban dwellers. 
This paper will give a general description of urban land tenure and housing conditions in Bangladesh. Special attention is given to the situation of the urban poor. Absence of proper land development and housing policies favoring the landless and shelter less is highlighted in the paper. The need for secure tenure is advocated as a precondition for poverty alleviation and sustainable urbanization.  
1.0 Introduction 

In Bangladesh cities and towns are playing a crucial role in the national development. At present urban dwellers constitutes about 28 percent of the total population of the country, but their contribution to GDP is more than 60 percent indicating that the productivity in urban areas is much higher than that in rural areas. Such gains in productivity, however, cannot be sustained if appropriate steps are not taken to deal with the negative consequences of urbanization. These are mainly evidenced in the urban centres as increase of population density, urban sprawl, social problems and deterioration of services in general.  Abnormal growth has been taking place mainly due to migration of the rural population to urban areas where most of these migrants are the poor and landless. The rise of slum and squatter settlements is another phenomenon of urbanization in Bangladesh. Urbanization needs to be guided by appropriate policy measures so that the country can achieve a balanced development. The Urban Area Statistics published by BBS in 2001 mentioned only 22 percent of urban dwellers to be living in permanent structures (Pucca) and the rest to be living in semi-pucca, katcha and jhupris. As regards tenure BBS publication of 2001, shows 57 percent to be living in self owned houses, 38 percent as tenants and 5 percent in rent free status. The tenure and housing condition in urban area have deteriorated further in the past decade. Provision of adequate shelter is recognized as a basic need and in this context it is important to look into existing policies of the government for land tenure and housing. The present paper will discuss land tenure and housing conditions in urban areas of Bangladesh with special reference to the needs of the urban poor. Data and references are drawn from secondary sources i.e. published books, reports, articles etc. 
2.0 Background of Urban Land Tenure and Housing Conditions in Bangladesh 

Two most important aspects that effect tenure and housing are population and Land. The urban population distribution in the country and tenure and housing conditions are briefly explained below;
Urban Population and Distribution of Land and Housing
Bangladesh is a small country with an area of 147,000 Sq. km.  According to the National Census of 2001, the country had a population of 132 million of which 23% or about 30 million living in urban areas. This figure has gone up and now at 26 percent level of urbanization the total urban population of Bangladesh is already over 36 million. This population is growing at a very rapid rate of nearly 4 percent per annum while the capital and premier city, Dhaka and the port city, Chittagong are growing even faster. The urban population is concentrated in the nine City Corporations
 (CCs) and 307 Paurashavas (Municipal Councils - MCs). The rate of urbanization (3.7%) in Bangladesh is higher than the national growth of 1.54%. By 2015 the urban population is estimated to reach a total of at least 50 million. 

Rapid urbanization has occurred because of several factors. They are:  (a) a high natural increase in urban population; (b) territorial expansion of existing urban areas and a change in the definition of urban areas; and (c) rural-to-urban migration. 

Over the years urbanization in Bangladesh has become an unmanageable phenomenon. While it is contributing for the economic growth of the country it has created a number of problems. Poverty, inadequate urban utility services, traffic congestion, increase of slums and squatter settlements, deteriorating environmental conditions and socio-cultural heritage, escalation of crime and violence and feeling of insecurity among the urban population especially among the poor. Along with inequality there is increase of social problems such as child abuse, prostitution, and drug addiction are major urban problems in Bangladesh. 

These problems have been escalated by the absence of polices for provision of land and shelter to the urban dwellers in a systematic and continuous process. Political parties, government bodies have not given serious thought to the issue. As a result today urban areas of Bangladesh are facing complex social problems and reduction in the quality of life.

Policy Background: The general assembly resolution 43/181 of 20 December 1988 on Global Strategy for Shelter to the Year 2000 stated that citizens of all states, poor as they may be, have a right to expect their government to be concerned about their shelter needs, and to accept a fundamental obligation to protect and improve houses and their neighborhoods, rather than damage or destroy them. The National Housing Policy of 1993 (revised in 1999, 2004) of Bangladesh recognizes the acute housing crisis in the country and its magnitude and set the following objectives;

i.
Make housing accessible to all strata of society and to accelerate housing production in urban and rural areas with major emphasis on needs of the low and middle-income groups, the high priority target groups will be the disadvantaged, destitute and shelter less poor. 

ii.
Develop effective strategies for reducing the need to seek shelter through formation of slums, unauthorized constructions, encroachments and shanty dwelling units and to improve the existing ones environmentally and, where possible, to relocate them in suitable places.

2.1 Land Tenure
Land is a key component of housing in urban areas. Per capita land in Bangladesh is 0.37 acre (cultivable land is 0.24 acre).  Topography (low lying and flood-prone land) and bad soil conditions in and around urban areas are unfavorable for increasing the supply of land for housing and urban development. Due to this the land development cost land prices in urban areas are exorbitantly high.  The price of residential land in Dhaka is the highest; in some locations price of land per one sq. foot is more than 150 $ US and is increasing every day
. A large majority of urban poor people out of 1 to 1.5 million are adding to the urban population every year and they cannot afford land at all. 

The land tenure system in Bangladesh has evolved over a long period of time under different regimes and now stands at a very complex situation. People in urban areas live under various tenure systems. The formal system is accessible by the high and middle income group. Most urban poor and extreme poor are living in tenure systems arranged in the land market informally. Key studies on urban land tenure carried out in Bangladesh have identified different tenure categories as shown in the following table:
Table – 1: Urban Land Tenure Types in Bangladesh

	Study - 1

	Study - 2

	Study - 3


	i. Non-formal, de facto tenure

ii. Private freehold

iii. Government of khas land 

iv. Public leasehold

v. Private leasehold

vi. Apartment tenure

vii. Community ownership

viii. Cooperative Ownership

ix. Wakf (charitable/ religious land)

x. Abandoned property

xi. Non-resident vested property 

1. 
	i. Street dwellers

ii. Tenant bed rental (Mess housing)

iii. Tenant room rental

iv. Squatter tenant

v. Squatter 

vi. Tenant – on registered and subdivided land

vii. Owner – on unregistered and subdivided land

viii. Legal tenant no contract 

ix. Legal tenant with contract 

x. Tied tenant 

xi. Leaseholder 

xii. Cooperative member

xiii. Communal owner

xiv. Individual owner 
	i. Land over which occupants claim “ownership

ii. Land on which occupants have a lease for varying lengths of time

iii. Permission to stay and use the land

iv. Rental agreements

v. Informally occupied land


Source: Draft Strategy for Improvement of Tenure Security of Poor in UPPR Towns in Bangladesh, 2009.

Reliable data on slum and squatter populations and their tenure status for all urban areas of Bangladesh are not readily available. A study was undertaken in the six City Corporations in 2005 by the Centre for Urban Studies, Dhaka and the University of North Carolina
, which has estimated the total slum population and given indications of land ownership and tenure status. This study’s findings give an idea of shelter status of the poor in urban areas.
Table – 2 : Population, Land Ownership and Tenure in Six City Corporations 
	Slum Population
	

	2001 Population six City Corporations 

	11,210,617

	2005 Population six City Corporations 
	15,447,046

	2005 Slum Population
	5,438,165

	2005 Slum Population as % of total pop
	35.2%

	Number of slum clusters
	9,048

	Number of slum households
	1,043,329

	Slum land ownership
	

	Slums on government land
	9.2%

	Slums on private land
	88.6%

	Slums on “other” land
	2.2%

	Slum population by ownership
	

	Population on government land
	27.1%

	Population on private land
	66.7%

	Population on “other” land
	6.2%

	Tenure
	

	Households claiming ownership
	14.5%

	Households paying rent
	73.8%

	Household living rent free
	11.7%


Source: Draft Strategy for Improvement of Tenure Security of Poor in UPPR Towns in Bangladesh, 2009.

According to this study 35% of population in six City Corporation areas lives in slums. This situation is similar to most municipalities in the country. Characteristics in Bangladesh generally used to describe slums and squatter settlements are:

· Houses constructed of temporary materials that do not adequately protect occupants from the natural elements such as rain, sun, wind, fire etc. 

· Danger from flooding.

· Lack of access to potable water and bathing facilities

· Lack of sanitation facilities

· Insecurity of tenure

· High density slums in the inner city areas

· Inadequate solid waste management

· Lack of electricity

· Lack of access roads and drainage

· Majority of households’ income level is below the poverty line declared officially 

Urban land tenure is controlled by the land laws in Bangladesh which allows two systems of land ownership ie., freehold and leasehold title. They are both either private or government and the former is guided by two Acts i.e., the Transfer of Property Act of 1882 and the Registration Act of 1908. The Non-Agricultural Tenancy Act of 1949 is the significant law dealing with use of government owned land for urban use. In practice, the ability to use the Law depends on the Lawyers as they are so complex and beyond the purview of any lay person. Land use in urban areas is regulated by the relevant municipality act and the Town Improvement Act 1953. This are outdated Laws which do not conceive the status of urbanization decades later; nor they have been revised or updated. The Housing Policy has been formed which has sufficient guidelines to serve the urban poor, but it is not taken into cognizance by any government or donor agency. The Law in urban areas of Bangladesh therefore excludes the poor and anarchy prevails in the overall management of urban land. The exclusion of growing number of the indigenous urban poor, together with migrants and the landless from shelter opportunities. One important phenomenon is that nearly 90% of urban slum population is living as tenants on private lands. Many have been living for more than 20 yrs (some are more than 50 yrs) without any ownership to the land and any written agreements. Many extreme poor families use these private slums as their transit accommodation until they find proper livelihood and a place to live in the city. Housing and living environmental conditions of private slums in all urban areas are very poor and unsafe as the land owner or the tenant has no intention and incentives to improve the situations on their own. Many slum dwellers are living with the feeling of constant uncertainty because they are always under some form of fear that they will be evicted sooner or later by various agents involved in the land market.
2.2 Housing Delivery System 

The urban housing delivery system consists of mainly two groups i.e. the formal sector and the informal sector. An array of subsystems together makeup the delivery system which in brief are
;
Public Housing Subsystem: The Public Works Department under the Ministry of Housing and Public Works supplies government workers housing at large. This is in the form of readymade apartments, independent houses, or duplex housing units. The housing is categorized by salary grades and supply is small compared to the demand. A lot of prime urban land is taken up by the government for its staff housing throughout the country and this has been the practice since colonial period. Government employees pay 7.5 percent of their basic salary as rent. Those who are not provided with housing receive 30-55 percent of their basic salary as housing costs.

The Former Housing and Settlements Directorate (HSD) and now national Housing Authority (NHA) under the Ministry of Works in the past supplied various types of housing targeted to low income people such as refugees, squatters and general public belonging to middle income groups. Activities included site and services schemes, upgrading, resettlement, infrastructure improvement, and supply of core houses and flats. After construction they transfered leasehold rights to the beneficiaries. The development authorities under the Ministry mainly in Dhaka, Chittagong, Khulna and Rajshahi supply serviced plots among city dwellers which although subsidized can be afforded only by middle and high income groups. 
Cooperative Housing Subsystem: These are associations of groups registered under the Cooperatives Act, 1985, for those who wish to invest in land and housing. Cooperatives are usually formed by a group of people with similar economic and occupation status. Housing cooperatives normally buy land in urban fringe areas where large tracts of undeveloped land are available at low cost. In Bangladesh cooperative housing have not succeeded as they did not receive any support in the form of funds for land, infrastructure development and housing.

Private Formal Subsystem: Middle and high income group housing, mainly in Dhaka and the major cities are gradually moving into apartments through private developer initiatives. In Dhaka there are about 1000 companies registered under REHAB and have built about 5,00,000 units till to date. There is a growing demand for this type of housing and the range of type, size and price is quite varied and depend a lot on the location and price of land. Land owners and companies are partners in this system and operate under the cooperative Law/Companies Act as business ventures. There is a range of investment companies, banks which extend lending to the buyers of these housing. The interest rate is quite high and generally above the reach of even middle income groups.  
Private Informal Subsystem: This is a process by which individuals construct their own houses through procurement of land. Land is getting fragmented to meet the demand for housing in Dhaka and other cities. A lot of informal housing development is observed where extension, remodeling and conversion of private houses into apartments is going on informally.

Slum Subsystem: Slums are created by individuals and owners of private land to supply low cost rental accommodations to the urban poor. Standards of services in this system are very poor, yet slums proliferate, particularly in large cities. The demand for low cost housing is so high that slums are continuously created on low lands, water bodies etc. Slums provide mainly two types of housing i.e. family dwelling units and "mess" housing for single men/women in shared accommodation. As the informal sector activity in the city is growing the business of slum housing is thriving.

Squatter housing Subsystem: squatting occurs normally on public or semi-public land by very poor migrants. Squatters settle commonly on road and railway sides, open spaces, parking lots, vacant plots, embankments etc. Squatters housing are made of very temporary materials and self-improvised. Services are non-existent though in very big squatter settlement community services are provided by NGO's, donors and City Corporations, Paurashavas. 
A recent study conducted by Prof. Nazrul Islam shows the urban housing delivery system in Dhaka city. The estimate includes both formal sector and the informal sector. Each sector has several sub sectors as shown below;
 Figure: Housing Delivery System and Sub-systems in 

Dhaka City (DCC/DMA) and their Proportionate Contribution (rough estimates only), 2004



Source : Islam, 2004. 

The formal system is comparatively smaller and in the absence of any recent housing statistics, only a rough estimate of the dwelling units by major sub-systems is possible. For the 7.5 million people in central city or DCC/DMA area estimated in a Housing Study by CUS study in 2007 there are about 1.0 million dwelling units while the DMDP or Greater Dhaka area may have 1.6 million dwelling units, assuming an average per dwelling unit occupancy of 7.5 persons.
Despite these clear stances, in practice government has entirely ignored its own policy directives. The formal process of housing delivery is providing housing for the government employees and  developed land for selected members of rich and middle income groups. Private initiatives in housing is left to a small section of the middle and high income groups. Access to housing finance is very difficult for the general public. Except for piecemeal efforts, government has evaded the real poor in supply of housing units and basic ingredients such as land, infrastructure, services and finance to people below poverty line. The national level planning bodies have not come up with any  policies or mechanisms for improving tenure and  shelter for the poor in the cities. Nor has there been any government initiative to secure direct donor assistance for providing large-scale land and housing development for the rising urban population specially the poor urban. Some initiatives have been carried out as pilot projects with donor support many of which have been failures. 

3.0 Analysis of need to address Urban Land Tenure and Housing Delivery Process in Urban Areas

An analysis of the gaps that exist and create hindrance to secure tenure and housing in general are briefly discussed below;
3.1 Failure of conventional attempts to improve tenure security of the urban poor
Government agencies have often attempted to resolve the problem of low-income settlements by carrying out in situ upgrading. Some governments have tried to make their human settlements development programs more ‘people based' with sites and services and slum upgrading, reflecting strategies which recognized that the poor themselves have a role to play in the development of their housing neighborhoods.  Such programs tried to utilize the people's own resources in the development process. However, they often fell short of being genuinely people biased. In most cases these programs failed as they were not rightly conceived. Upgrading of settlements has been done without tenure security and many have ended in eviction. This draws our attention to the present reality and needs that demand recognition;

· Court orders favoring land-owning agencies, private landowners resulting in large-scale evictions have shattered the perceived security of tenure of urban poor settlements.

· The present environment created through judicial unfortunately come in the way for making investments in improving the city environment. Also it may create cities in which the poor have no place.

· Formal titles to land expose the poor to market forces and they can get trapped into selling it thus again being displaced from their original location.

The Real Picture of Urban housing delivery by the Government:
The Public Works Department under the MoPWH is the largest supplier of housing mainly for government officials. A lot of prime lands are reserved by government for providing accommodation to its employees where housing is constructed and distributed on the basis of salary grades.  Development authorities in the four major cities and the NHA mainly supply serviced plots among middle and high-income groups of metropolises and secondary cities. A lot of prime lands in the urban centres are acquired by these agencies.
In this way all government officers and staff receive a patronage which allows them to enjoy housing at a cost which is on average 20 times more than what they pay. Additional benefits of public housing are services available in these complexes which are quite unique such as those enjoyed by armed forces Parliament Members,  public universities, etc. The government has two types of public housing schemes; Government built houses and Government assisted serviced land/finance for housing. 
Security of tenure for improvement/ upgrading
Living in uncertain conditions, there is no motivation for the urban poor to improve the house and settlement that they live in. Substantial changes for the better take place when residents perceive that they have security of tenure. They will improve their house. Slowly their habitat will improve. This has been observed in many cities. Also, as time passes and the settlement grows and achieves a de facto legitimacy, people become more confident to their right to stay and they gradually improve their houses and environments. The sense of security could come from:

· A legal title or related document.

· A politician’s or bureaucrat’s promise.

· The sheer size of the settlement makes it sustainable( Korail Bostee in Dhaka)
· The number of years the settlement has existed.
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	Korail Bastee along Banani Lake, 2011

Houses 20,000 (Approximately) Squatter households
	Sattala Bastee (Mohakhali, Dhaka) 

after Eviction 2010


The sense of security can unleash tremendous energy to improve own homes and neighborhood areas. They invest considerable amounts of energy, resources and ingenuity on the construction and improvement of their houses. When their basic shelter has been-consolidated their attention
moves towards improving their living environment. Too often government officials are reluctant to legalize low-income settlements. They believe it will encourage people to stay in urban areas permanently and also that the city will be losing valuable land to the urban poor. Ironically, by denying the poor access to affordable land for housing, such officials and policy makers are directly stimulating the formation of squatter settlements. The present scenario for land tenure and shelter delivery in the urban areas has the following deficiencies;
· The current process of physical planning of urban centers includes the process of allotting land for shelter uses present and future.
· In general there is gross shortage of land and housing in terms of shelter delivery.
· Public formal supply is totally inadequate and informal sector is the main contributor. 
· Increasing percent of people are living slums & squatter settlements without any tenure security.
· Housing policy exists only in theory no practical measures have been taken for implementation.
· No organization has been given responsibility for delivery of large scale nationwide shelter programme. 
Areas which need intervention and access are;
· Identify processes to facilitate land supply, access to finance and shelter delivery proportionately for all income groups.
· Improvement of banking systems to facilitate prospective low income housing and land delivery institutions in any form.
· Tapping potential source of funds both domestic and external to channel into large scale housing schemes for the urban poor.
· The role of the Government should be as an “enabler” and not provider.
Recommendations by PRSP

Given the absolute scarcity of land and limited administrative capacity, a radical distributive land reform favoring the poor and landless is neither possible nor feasible. Some of the practical options for improvement of land use related to shelter in the PRSP are
; 

i. Protection and recovery of public land from illegal occupation 

ii. Distribution of available khas land to the poor for housing

iii. Modernization of land records 

iv. Prevention of wasteful use of acquired land.

The National Urban Policy, 2006 

Though still in a draft stage the policy has covered all aspects related to land and housing in urban areas. The need of these sectors and increase of supply and allocation for the poor is reflected clearly in the report. The policy is very up to date in its analysis of needs and recommendations to the Government for taking appropriate steps in improving the urban sector and for the future of the country. Institutional support needs for better governance and decentralization strategies are also put forward in the document.
3.2 Constraints to Shelter Improvement

i. Access to land: There is land shortage in all urban centres. The high population growth and lack of settlements planning, unequal distribution of land has made it very difficult to access land for shelter delivery particularly for the lower income groups.

ii. Land price: Overall shortage of development land, high land, lack of investment in other sectors has increased the pressure on land.

iii. Poor’s Access to land:  The legal system for land distribution is a key factor to the lack of access by the poor. If tenure conditions could be improved by providing rights to stay shelter conditions would improve.

iv. Construction Materials and technology: There is lack of Construction Materials in the country. Industrially the sector has not received support of the government. Low cost housing construction research and technology has not received attention to support large scale nationwide shelter delivery. In the absence of sound materials and disaster resistant technology the housing condition of the urban poor suffers immensely during natural disasters.

v. Housing Finance: An essential support for improving land and shelter delivery. Bangladesh has earned best reputation for its Micro credit programme but in shelter delivery the role of finance sector is very grey and almost non-existent for the urban lower income groups. 
3.3 Strategy needs to support shelter for the LIG

A series of measures have to be simultaneously addressed if the government wants to implement a national policy for shelter. Appropriate institutional measures have been recommended in the housing policy document as the urban sector policy. The challenges in terms of physical works to be taken up are;

a. Land allocation for providing new housing and resettlement of squatters 

b. Upgrading of informal low cost settlements/tenements. 
c. Basic services provision and shelter upgrading of existing large squatter settlements.
The extent and scope of services of existing institutions is progressively declining in terms of providing minimum services to the increasing urban population. Households are fast-growing in urban informal settlements and constitute majority of the urban poor. The following facts need to be analyzed to carryout positive national shelter strategy for the poor.
· Conventional policies expect a home loan seeker, for example, to fit into the norms of the financial institutions and allow no scope for flexible approaches to fit into the loan-
absorbing and loan servicing capacity of the individual.

· The basic operational constraints of housing finance institutions to provide home loans to the poor originated from the approach to housing finance developed in the past. This conventional policy laid strict home loan eligibility criteria, statutory restrictions on computations of loan. These are very difficult conditions even for middle income groups to avail loans.
· There are several misconceptions among formal financial institutions on critical issues. One is that the inclination and capacity of the urban poor to repay a loan is low. Another is that a high element of subsidy is needed in programs for the poor. However, the positive inclination of the urban poor to meet their financial commitments and their capacity to pay reasonably high rates of interest quite regularly is demonstrated in the operations of the informal credit system, which has a good recovery performance. The ability and willingness of the poor to pay is evident also in the case of urban services such as potable water, sewerage, sanitation and electricity.

· Bangladesh needs to start new financial institutions for mobilizing household savings, providing home ownership, home up gradation and shelter-related infrastructure finance. 

· For resource mobilization it is important to form a link between formal and informal sectors of the economy. In urban Bangladesh the Micro Finance Institutions over the past decade has established a primary link and should be directed towards shelter.

City Level Planning and Institutional Arrangements 

It is admitted that there is no high level coordination between agencies at central government or metropolitan level or between private and public sector agencies. Major urban functions are divided between the two ministries of public works & housing and local government, neither possessing lead powers for urban development.
 Besides there are gaps in physical planning and implementation of plans. Recent master plans lack framework to regularize and accept reality of unplanned development which makes them difficult for implementation. In reality all city plans need to take stock of their land and housing and try to match it with their present population and future growth. DMDP has made recommendations for access to citizens after classifying them in different income categories as given below;
Table 3:
Housing Access to People and DMDP Recommendations
 

	Percentile Group
	Comments/Findings 
	DMDP Recommendations 

	0-10
	This group earns so little that they barely susrvive.
	Provision of shelter, sanitary facilities and food hand outs against some services to be rendered by this group. 

	10-30
	The group survives but has no savings as all additional income goes into clothing, health, education and housing.
	Reducing levies to be paid by introducing/guaranteeing some form of secure tenure and by facilitating community participation in provision, operation and access so that a sense of ownership and improvement of infrastructures on part of community is created.  

	30-50
	The group is above hard core poor and may have some savings that can be used to improve their living conditions.
	Governemnt should acquire land in urban fringe or elsewhere if deemed affordable, and by land filling to 1.5 meter below high water levels make available a range of (subsidized) plots with secure tenure. 

	50-70
	The group is able to invest in a small plot and develop their shelter.
	DMDP recommends access to small housing improvement loans which can accelerate the development access of this group.


 Role of Informal Private Sector: Documents initiated from the UN Conference on Human Settlements in 1976 provide that informal sector should be supported by efforts to provide shelter, infrastructure and services, specially to the less advantaged. In Bangladesh slum landlords or slum entrepreneurs are the largest sector to provide low cost housing (substandard) to the urban poor. This sector of entrepreneurs needs to be encouraged to implement improvements in physical infrastructural facilities and utilities in slums. The government, city authorities, donors and NGOs should come forward to regularize such settlements, provide secure tenure through land sharing arrangements by supporting human rights.
Role of NGOs, Donors, Civil Society etc. : National Housing Policy in 1993 provided a general guideline for improvement of housing and the government adopted a policy of leaving most housing activities for lower income groups to the informal sector and NGOs. It was reviewed in 1999 and latest review in 2005 provision of housing through coordination of government and non-government organizations have again been emphasized. NGOs normally spearhead causes for poor and deprived sections but are less active in housing for urban poor mainly due to high cost of urban land and risk factors in cost recovery from the beneficiary groups. Except administering micro credit hardly any NGO have supported housing activities. Nari Uddug Kendra, an NGO provides hostels to working women, students and garments workers. BRAC has recently constructed female garment workers hostels in Badda, financed by government’s housing fund administered through Bangladesh Bank. Some NGOs like Proshika, Shakti Foundation provide housing loans to their trusted members for improvement and new construction. But in urban areas these are very few in numbers. A case study of one NGO providing housing to the poor “ARBAN” is shown in Annex.
4.0 
Conclusion and Recommendation
In concluding the various interventions in the land and shelter delivery process are discussed with a list of strategies/ guidelines for needed interventions. Rapid urbanization in Bangladesh has increased pressure on land because river erosion, disasters, unemployment are driving people away from villages into towns. Dhaka is now home to about 15 million people and 40 percent of this population is housed in temporary shelters. The resulting pressure has led to an astronomical escalation in land values and induced investors to use legal and illegal means to acquire land and invest in property development. The government is yet to declare an urbanization policy and put very little effort to promote large scale public housing. At the same time very little has been done to address the problems of urban migrants and the poor. 

4.1 Interventions in Land Delivery Process

Urban land administration is needed to set basic rules for managing land acquisition, transfer and use. Land administration can take two main forms; direct intervention by government agencies in the provision of land, housing and services to meet projected needs, or indirect regulation of provision by others, primarily the formal private sector, though often with contributions from civil society organizations. Where these methods of administering urban land are inadequate or inadaptable to local conditions, the gap is invariably filled by a range of informal practices and supply systems. In Bangladesh, all of these forms of administering land in urban areas currently apply.

It would be mandatory for all metropolitan development authorities and Paurashavas to designate land areas for LIG housing incorporating the following land development techniques; Land pooling, Guided land development, Land readjustment and Sites and services. These mechanisms of land development complemented by sustainable physical planning can enhance economic activity as a result of which employment and housing will be in close priority. 

Assessment of Needs 

In the absence of any policy or programme it is not possible to predict the housing demands in urban areas as it exists today. An in-depth study is needed to assess the demand and chalk out on implementable programmes.
· It may be assumed from population statistics of urban areas will provide the basic data for the existing stock by types and income group. From the base data an assessment of present and future needs can be made. By a very conservative assessment this demand may be met by construction of 1 million units per year over the next 5 years. 
· Vast urban areas today have Landuse Plans and Master Plans. Opportunities for land availability for housing can be explored with reference to existing areas with formal and informal development.
· Cost of land, infrastructure and building materials vary building along base cost of a housing unit will therefore vary between Dhaka, Chittagong and other large, medium and small sized towns. All these factors have to be kept in mind if the government envisages any plan/programme.
4.2 The Role of Government and Other Agencies in Housing 
That the government should act as an enabler has been recommended time and again. The 1993 Report on Housing Sector Institutional Strengthening Project supported by ADB proposed a number of strategic measures to improve housing finance system, these being the following;

· Move towards a market oriented, private sector system which not only focuses on the needs of the low-income group but also recognizes the necessity to increase the amount of finance available to middle and high income facilities,

· Redirect subsidies to those in actual need,

· Increase current recovery rates to improve sustainability of housing finance programme,

· Create an investment climate to attract additional resources into a system which concentrates on primary mortgage lending and integrates housing production and finance more closely,

· Government to focus its efforts on the alleviation of poverty, regulation, resource mobilisation and on the needs of the poor through and enabling strategy,

· Adopt a legal and regulatory reform programme to safeguard lenders whilst not infringing the rights of the borrowers.        

A tentative course of action for housing delivery and financing by various public and private sector agencies, and NGOs are forwarded as suggestions;
Table 4 : Proposal for Housing Delivery Mechanism
	Mechanism for Delivery
	Mechanism for Finance
	Area of Subsidy
	Suggested Delivery Agency

	· 1
	Construction of multi storied apartments on government land at a high density. (Dhaka and Metropolitan Cities)
	Financed by commercial banks/HBFC
	Cross Subsidy for LIG
	NGOs and Private Sectors

	· 2
	Sites and services scheme on government land. (Secondary cities and small towns)
	Commercial banks/Private Finance Companies/Cooperatives  
	Land only
	Local authorities, Private sector cooperatives

	· 3
	Guided land development, Land readjustment (Newly urbanized areas, satellite towns)  
	Financed by Banks/Corporate bodies
	Land Only
	Local authorities, NGOs, CBOs and Cooperatives

	· 4
	Reconstruction and upgrading, urban renewal and redevelopment (Old Townships of high density, new development) 
	Financed by commercial, private, micro enterprise credit banks.
	None
	NGOs, CBOs and Private Sector


Urban Poor Focus for Tenure and Shelter Improvement
Suggested revision of ongoing public agency activities are;

1) PWD, HSD, UDD, HBRI, RAJUK, CDA, KDA, RTDA: To make land available within ongoing and future schemes for MIG and LIG on the basis of minimum 50 percent allocation.

2) Local Government and Paurashavas: To mobilize shelter upgrading and cooperative schemes for land development and housing through NGOs and CBOs all cities and towns should have their agendas for slum and squatter rehabilitation a priority in their development agenda. 

3) HBFC and all Government Banks: To declare minimum fifty percent of housing loans, compulsory to LIG for housing. 
4) HBRI: Provision of low cost housing technology and training to all sector participants. It should expand its activities nationwide and conduct intensive research on low cost technology region wise.
Bangladesh is now on facing the crisis of unplanned urbanization. Urbanization leads to the urbanization of poverty. Urban poverty is a multi-dimensional and dynamic condition. Urban poverty is characterized by deprivation of basic needs and vulnerable situations of communities. Programs implemented for urban poverty reduction focus mostly to address issues related livelihoods and health. The urban poor are vulnerable to the rapidly deteriorating urban environment and are often distressed by crises which severely disrupt or curtail sources of livelihoods. Eviction is a key source of such vulnerability among other urban problems. People in slums, squatter settlements or pavement dwellers are subject to the insecurity and real threat of eviction. Sudden and violent eviction through slum clearance and invariably to lack of public or private investment to improve housing conditions. Slum settlements may also be subject to the risk of fire, flooding or landslides. Therefore, urban poverty reduction programs need to focus on creating healthy living environment through community empowerment process also a safe and secure environment through the improvement of security of tenure.
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ANNEX

Case study of self help Apartment Project in Mirpur by Slum Dwellers

ARBAN, an NGO working for the poor in Bangladesh, is building an apartment complex for 42 households in Mirpur Section-2. They have used their micro-credit savings for deposit in land and also received housing loan assistance from ARBAN. The architectural design of the housing is done by Architect-Planner Salma a Shafi. The owners have contributed for construction, management and fulltime supervision of the project. 

Feature of ARBAN hundred percent housing project 

· Construction period: 2 years (2007– 2009). 

· Construction cost: Tk. 2,16,00,000 

· Estimated expenditure of each flat is 8-9 lac. 

· Down payment for land purchase: Tk. 25000/per family. 

· Estimated cost price per apartment:   Tk. 1000/sft. 

· No. of Apartment: 8 (Eight)/Per Floor [40 in Total]

· Size of Apartments: 374 sft to 492 sft (34.76 sqm to 45.72sqm).

· The project started in 2006 and currently the construction work is complete. 

· About 30% of the apartments are fully complete. 

· After getting gas and electricity connections the flats will be handover to the owners.

· Operated completion Date, December 2011. 
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