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HOUSING SITUATION IN THE STATE OF MAHARASHTRA

1.01.
HOUSING NEEDS OF THE STATE :

An assessment of housing shortage in the state is a difficult task.  However, based on the criteria decided by National Building Organisation, the housing shortage in 1981 is estimated at 2.18 lakh units, of which 43,000 are for replacing the existing stock.  An approximate requirement of dwelling units during the seventh five year requirement of dwelling units during the seventh five year plan, 1985-90, is estimated to be 8.75 lakh dwellingunits.

The total requirement of housing can be categorized into three elements viz., existing backlog, requirement for additional population and the replacement for obsolescent houses.  A bulk of the investment by public agencies has been so far applied for construction of formal housing and the output of dwellings so far has been of the order of about 2.00 lakhs of tenements over the last 35 years, which represents a very small proportion of total housing requirements.

1.02.
NEED AND DEMAND:

Need

Human settlements cannot differ much in the norms for provision of shelters and utilities like water supply, waste disposal etc., since all such services have to be provided on the basis of human and biological requirements.  The needs for physical services, therefore, cannot vary much from country to country if these are meant to provide a healthy living environment.  It is, however the demand for these services that varies depending on social and economic circumstances and can affect the process of deriving norms.

Demand

While needs can be determined on the basis of biological and other measurable indices and requirements, the demand is essentially determined by the cost of the services including its delivery and the affordability of the people to be served.

Need for Housing is different from demand for Housing.  Need is worked out as a theoretical exercise.  It is a statistical exercise based on present situation and projections for future based on past trends.  The demand varies on the basis of social, economic, locational, qualitative and other aspects.

In the recent past, emphasis has been on construction of completed dwelling units and not much attention was paid to the total housing situation in the state.  Preparation of the seventh five year plan has brought out the awareness about the need for consideration of the overall housing situation in the state and to frame policies accordingly.  It is therefore necessary to assess the housing situation in the state, and to determine the housing need by a process described below.

Assuming the one household should have one dwelling unit, the difference in census figures of number of households and number  of occupied residential houses would indicate the notional housing shortage.  Another aspect is the qualitative shortage, wherein houses made of temporary materials can be included in the shortage.  Thirdly a household size beyond the average size can be included in the shortage assuming that the present  household is over crowded.  Fourthly, houses of dilapidated nature or dwelling units in danger of structural obsolescence can be considered in working out the need for housing.

Normal percentage for replacement is taken between 1% to 2% of the housing stock.

The other factor affecting the housing need is, migration from surrounding region.  It depends upon the growth potential of the town.  Sometimes this phenomenon leads to single male migrant while the family continues to reside in rural area due to social and economic factors.  The nature of housing need changes  accordingly.  

The HOUSING NEED therefore can be worked out on basis of the following:

1. Housing shortage or backlong,

2. Housing shortage of qualitative nature,

3. Housing shortage by obsolescence of existing stock,

4. Housing need for natural growth of population, and

5. Housing need for migrant population.

A sum total of estimates of need based on these aspects can then be taken as a fairly reliable requirement of housing.

The housing need thus worked out indicates a theoretical requirement based on assumptions of ideal conditions.  However the need does not become equal to demand due to various constraints.  The constraints are not merely economic in term of affordability but also factors like socio-cultural characteristics, personal and family priorities, impact of education etc.  There are other factors like location, terms and conditions of payment, allotment and use, type and quality of dwelling unit, market conditions for sale, price etc., which result in a difference between the demand and the need.

Certain social system like the joint family system may reduce demand, on the other hand demand may increase if economic conditions permit.

Availability of finance, credit and market situation may also increase or decrease demand as compared to need.  Thus, need is a notional estimate of requirement while demand expresses the real life situation in terms of the actual desire of the people to own a house backed by economic potential.

1.03
URBAN AND RURAL HOUSING SHORTAGES :

1.04.
HOUSING FOR SPECIAL GROUPS:

Inspite of the fact that HOUSING has had a low priority in the past, the state Govt. had formulated various schemes for the benefit of certain special groups.  These schemes have a certain inbuilt subsidy element.  This was intended to aid the special groups.  The schemes have been modified from time to time.  Generally, financial provisions are made in state plan for these schemes.

The schemes are listed below and their details are enclosed as Annexure.

1. PWR 219 – for Backward Classes.

2. Beedi Workers/mine workers/tea plant action workers/Hsg. Scheme.

3. S.I.H.S./I.H.S. – Subsidised Industrial Hsg. Scheme.

4. Tribal/EWS/Rural Landless labour housing scheme.

5. Extension of ‘Gaothan’ Scheme.
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ROLE OF THE STATE GOVERNMENT

2.01.
NATIONAL HOUSING POLICY GUIDELINES:

1. There should be a time bound programme to balance Housing requirements with availability, keeping in view the constraints of resources and paying capacity of the beneficiaries.

2. There should be adequate provision in the total national plan investment for Housing sector and this share should go up progressively.  A substantial share of total private savings in future should be attracted in the Housing sector.

3. Tax exemptions, incentives to certain type of Housing Development, Institutional finance for private builders, mortgage insurance and developing secondary mortgage market should be envisaged to attract more private investment in Housing.

4. The bulk of the Housing investment should be in the private sector.  However, bulk of investment required for meeting the Housing needs of lower income groups in urban areas has to come from the public exchequer.

5. Social Housing Schemes should cater only to the least privileged sections of the society and should be designated without direct external subsidies and within the paying capacity of the intended beneficiaries.

6. Provision of public funds for housing should be directly in proportion to the number of families in different income groups.

7. Large scale sites and services programmes in urban areas and a cheap hutments programme for rural areas should be taken up with provision for gradual improvement of standards.

8. The public sector should play an increasingly growing role with extension of its activities to small and medium towns with a main share of the responsibility for social Housing programmes in urban areas as a “facilitator” to affect level and pattern of housing activity in the country through promotional measures.

9. Large scale repairs and renewals programme should be taken up to conserve existing housing stock.

10. Industrial Licensing should be linked up with provision of minimum housing for workers to promote Housing for Industrial workers.

11. Rural Housing programme should be viewed more comprehensively as part of overall rural reconstruction with emphasis on generating employment of non-agrarian nature.

12. The public sector should play the “facilitator” role to promote aided ‘self help’ and extend technical counseling services for promoting use of traditional building materials.  The rural housing programme should make the rural life socially and economically more attractive so as to reduce the present rural-urban drift.

13. Building materials production should be integrated with targets of Housing production and generation of local employment.

14. Industrial training schemes should be extended to train building labour for specialized skills.

15. Co-operative Housing should be encouraged to strengthen co-operative movement specially in small and medium towns.

16. Realistic and modest Housing Standards and building norms and controls in conformity with prevailing socio-economic and cultural conditions should be evolved for optimum use of resources.

17. Existing public housing organizations should be restricted to enhance co-ordination, monitoring and evaluation of housing development against predetermined targets and objectives.

18. Efforts of voluntary agencies and community groups at local level should be incorporated without hampering the pace of development.

19. Research and Development activities should be extended to field projects to demonstrate positive results.

20. Land is one of the fundamental elements in human settlement.  State should have the right to take necessary steps to maintain under its control – the use, possession, disposal and reservation of land.

2.02
NATIONAL LEVEL AGENCIES IN THE FIELD OF HOUSING:

a. Planning Commission:

The allocation of the total available resources for various sectors of development is the task of this agency and the resources available to a state directly through its own plan and indirectly through other financing agencies are decided by its policies.

b. Life Insurance – General Insurance Corporation:

These agencies do not directly finance housing in a state but only through HUDCO.  Direct funds in the firm of loans are available to insurance policy holders.     

c. Unit Trust of India – Nationalised Banks:

These also do not directly housing but only through HUDCO.

d. HUDCO:

The biggest and the model housing finance agency at the national level is HUDCO which through its technical scrutiny of projects endeavors not only to finance but also to create a minimum acceptable standard of environment in the projects financed by it.

e. National Buildings Organisation:

This agency discriminate the results of building research in India and elsewhere and encourages innovative technique adoption in building construction through financing of the cost of such innovative components in demonstration projects in urban and rural areas.

f. C.B.R.I.

The Central Building Research Institute at Roorkee, undertakes research in almost all aspects of housing and building construction and also undertakes construction to demonstrate its technique for their applicability in the field.

g. S.E.R.C.

The structural Engineering Research Centre at Madras undertakes research in the structural components of building construction.

h. I.S.I.

The Indian Standards Institution undertakes preparation of Standards in all aspects of life including building codes, by laws etc.  The National Building Code – a performance oriented approach to building by-laws and I.S. 8888 guidelines for low-income housing are its major contributions in the shelter sector.

i. National Research Laboratories

A number of National Research Laboratories are engaged in research on new building materials and have contributed significantly to use of local materials. Notable among them are, Regional Research Laboratories at Jammu and Jorhat  and the Fuel Research Laboratory at Jealgora.

2.03
AGENCIES FOR HOUSING IN THE STATE:

The major Agencies in public and private sector area:

a. M.H.A.D.A.

The Maharashtra Housing & Area Development Authority is the Apex public agency in the state with five regional housing and area development boards operating as its implementing arms all over the state.

b. M.C.H.F.S.

The Maharashtra Co-operative Housing Finance Society Ltd. is a Govt. owned housing finance agency to finance cooperative housing effort in the state.  It operates within the policy guidelines of the States Govt.

c. H.D.F.C.

The Housing Development Finance Corporation is a financing agency in the private sector which encourages savings for house-building and offers finance for construction/purchase of houses/flats to individuals, cooperatives etc.

d. C.I.D.C.O.

The city and Industrial Development Corporation, a state Govt. undertaking is mainly concerned with the development of New Bombay but also develops other  new towns and undertakes housing construction in the state.

e. M.I.D.C

The Maharashtra Industrial Development Corporation also undertakes provision of housing for industrial labour on a limited scale in its own industrial estates.

f. Municipal Corporations – Municipalities:

The Municipal Corporations and Municipalities in the State are also empowered under their act to undertake housing for their employees and weaker sections of the public.

g. Private Housing Finance and Development agencies:

During 1985 – 86 a number of leasing and housing finance agencies have started operations in the state as well as all India level more or less on the lines of H.D.F.C
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THE ROLE OF MAHARASHTRA HOUSING AND AREA DEVELOPMENT AUTHORITY (MHADA)

3.01.
SHARE AND JURISDICTION OF M.H.A.D.A.

The Housing Programmes of the State Government in Maharashtra are mainly executed through the Maharashtra Housing and Area Development Authority (MHADA) and the four Regional Housing Boards under it.

The main functions of the Authority are to arrange for funds for its housing activities, to acquire lands for its programmes, to keep financial and administrative control over the Regional Boards, by laying down guidelines and supervising the functions and activities of the Regional Boards and to advise Government in all matters pertaining to housing and area development including development of peripheral areas of existing urban centres, development  of new townships and of a commercial centres, etc.

The MHADA has prepared a perspective plan in respect of housing requirement and the strategy to be followed for addressing the problem of housing shortage in different urban areas.  MHADA has identified 18 towns for taking up activities on the basis of the importance of the town, rate of urbanization, population growth, regional development, investment activities etc.

The State Government provides finance to the Authority mainly for land acquisition and development for the housing programmes and in addition allocates substantial outlay annually out of the State quota for Open Market Borrowings.  The Authority secures LIC loan for execution of the housing programme.  The General insurance corporation also provides loan assistance for taking up of rural housing programmes and housing for weaker sections of the society.   Likewise MHADA obtains loans from HUDCO for the various housing schemes.  Advance contribution from the perspective allottees is also obtained by the Authority.

With the provisions made in the State Plan supplemented by institutional finance and mobilization of other resources, MHADA is expected to undertake a housing programme of the order of Rs.16.36 crores during 1985 – 86 for which a plan provision of 4.09 crores has been made and the overall size of its programme for the Seventh Five Year Plan 1985 – 90 will be Rs.214.68 crores including plan provision of Rs.64.68 crores.

3.02.
FUNCTIONS OF M.H.A.D.A.

The Maharashtra Housing and Area Development Authority came into existence on the 5th December 1977 under the Maharashtra Housing and Area Development Act, 1976.  Prior to the establishment of the Authority  and the four Regional Boards thereunder, the following statutory bodies were in existence:

i. The Maharashtra Housing Board.

ii. The Vidarbha Housing Board.

iii. The Bombay Building Repairs and Reconstruction Board.

iv. The Maharashtra Slum Improvement Board.

The Bombay Housing Board (later on Maharashtra Housing Board) was constituted in the year 1948.  It had jurisdiction over the entire State of Maharashtra except the Vidarbha Region.  This body mainly undertook construction of buildings under different schemes for different sections of society.  Allotment and maintenance of these buildings was also being looked after by it.

The Vidarbha Housing Board was constituted in the year 1951.  Its functions were similar to those of the Bombay Housing Board.  It was also advancing loans to the Co-operative Housing Societies, Institutions for construction of houses.

The Bombay Building Repairs and Reconstruction Board was constituted in the year 1971.  It came into existence for tackling the problem of old buildings in the island city of Bombay and undertook repairs and reconstruction of the same, so as to make them structurally sound and safe for habitation.

The Maharashtra Slum Improvement Board was constituted in the year 1974.  The activities of this Board were to provide basic amenities such as water, latrines, drainage, pathways and street lights to the slum localities in the City of Bombay and in the Bombay Suburban district, subsequently the activities of the Board were extended to other parts of the State.

The Maharashtra Housing and Area Development Authority was established with a view to integrating the activities and functions performed by the four statutory bodies mentioned above, as the programmes undertaken by these bodies were more or less complementary to each other.  The idea was, to provide for a comprehensive and a co-ordinated approach to the entire problem of the development of housing in a planned and balanced manner by giving adequate attention to ecology, pollution, overcrowding and all other factors which go hand-in-hand with any large scale housing programme.  On the establishment of the Authority, all the four statutory Boards mentioned above have been abolished.

3.03.
THE AUTHORITY ( M.H.A.D.A)

The Maharashtra Housing and Area Development Authority consists of a President, a Vice President, and seven other members, all appointed by State Government.  The VP & GEO,  MHADA is appointed as an Ex-Officio Secretary to the Govt. of Maharashtra for certain provisions of MHADA Act, 1976.

The main functions of the Authority are to arrange for funds for its housing activities, to acquire lands for its programmes, to keep financial and administrative control over the Regional Boards by laying down guidelines and supervising the functions and activities of the Regional Boards and to advise Govt. in all matters pertaining to housing and area development including development of peripheral area of existing urban centres, development of new township and of commercial centres.

The Housing and Urban Development Corporation (HUDCO) is the main financing institution for the housing programmes of the Authority whose finances are secured by the State Government Guarantee/Bank Guarantee.  Other sources of finances are, loans from Government, the General Insurance Corporation of India, contributions from allottees in advance under Advance Contributions Schemes and open market borrowings by issue of debentures.  The programmes of repairs and reconstruction and slum improvement are taken up through the funds provided in the State Budget.

3.04.
ORGANISATIONAL RELATIONSHIP:

The Regional Boards.

The Maharashtra Housing and Area Development Authority is an apex body.  It has 5 Regional Boards under its control, viz.

i. The Bombay Housing and Area Development Board (Bombay, Bombay Suburban District);

ii. The Pune Housing and Area Development Board (Pune, Kolhapur, Solapur,, Sangli, Satara and Ahmednagar District);

iii. The Aurangabad Housing and Area Development Board (Aurangabad, Jalna, Osmanabad, Nasik, Dhule, Jalgaon, Parbhani, Nanded, Latur and Beed Dist.);

iv. The Nagpur Housing and Area Development  Board (Nagpur, Wardha, Chandrapur, Bhandara, Akola, Amravati, Buldhana, Gadchirolo and Yavatmal District);

v. The Konkan Housing and Area Development Board (Thane, Raigad, Ratnagiri and sindhudurg  District);

The Boards consist of a Chairman, a full time or part time Vice Chairman and 13 other members, all appointed by the State Government.  The Vice Chairman is full time, is also the Chief Officer of the Board.  In case the Vice-Chairman is part time, then a separate Chief Officer is appointed by the Government.

The Chief Officer of the Bombay Board is assisted by various officers under his control viz. a Chief  Engineer, a Secretary, Dy. Chief Engineers, Dy. Chief Officers and a Chief Accounts Officer.

The Bombay Board also undertakes repairs and  reconstruction works of old and dilapilated buildings within the island city of Bombay.  It provides basic amenities such as drinking water, drainage, pathways and street lights to the slum areas and environmental improvement to slums.

The other Regional Boards have a Chief Officer appointed by the Government who is assisted by other officers of the Board.  Housing and Area Development and Slum Improvement Schemes are implemented by the Boards within their areas of jurisdiction.

The Regional Boards have no separate corporate status and function within the framework of policies and guidelines given by the Authority from time to time.  The regional boards are the implementing agencies of the Authority, which is a body corporate having perpetual succession and a common seal.

3.05.
PERSPECTIVE PLAN OF MHADA:

The State of Maharashtra ranks first in terms of urban population in India.  This Urban population is spread over 307 Urban Centres.  Bombay, has 40% of the total Urban population in the State.  MHADA, as the prime agency for housing and allied activities in the state has therefore made an assessment of the requirements of housing for all the urban centres.  A perspective plan is prepared to meet the requirements which has identified 18 urban areas as centres for continuing housing activity.  Housing activity in a few other centres could be taken up as ‘one shot’ operation.

The perspective plan assesses the growth requirements of all the urban centres, analyses growth potential and on the basis of a selection criteria, suggests continuing activity centres, one shot operation centres and recommends norms and standards for decision about taking up of schemes in other situations.

This exercise has formed the basis for the preparation of the Seventh Five Year Plan of the State.

3.06.
ACTION PLAN OF MHADA :

The Perspective Plan is a statewide programme.  The action plan is a detailed statement of actions proposed to be carried out in a pre-determined time frame.  The action plan indicates various actions to be initiated, in sequence, for achievement of the programme objectives.  On the basis of the perspective plan, wherein continuing activity centres have been identified, it is necessary to prepare action plans, for each such centre.  Thus, the board programme of MHADA is translated into action plans for each constituent board and further into detailed schemes for each action centre; be it a ‘continuing centre’ or one shot operation centre.

3.06.
ORGANISATIONAL OBJECTIVES AND TARGETS:

The MHADA was formulated with the intention to unify, consolidate and amend policies and laws, rules, regulations, related to all activities of Housing Process.  It was done with a view to integrate the activities of various corporate and statutory housing bodies then existing and functioning in the state.  It was thought proper to provide for a more comprehensive and co-ordinated approach to the entire problem of housing development, planning and development of areas in a balanced manner, with sufficient attention to ecology, pollution, over-crowding and amenities required for leading a wholesome civic life.

The perspective plan of MHADA lays down the programme for its own activities as well as targets for the state as a whole.  It has to work as a facilitator so that the overall target of housing can be fulfilled partly by the direct activities of its constituents and partly by measures to help and facilitate creation of housing by individuals, cooperative, private sector etc. through financing, slum upgradation and other measures.

3.08.
SELECTION OF ACTION AREAS:

Having assessed the requirements of housing in all the urban areas of the state, M.H.A.D.A. has to select certain action areas taking into consideration various factors such as:

a. Overall availability of resources to the authority which will indicate the total size of the programme, given the ceiling costs for various categories of houses/sites and their mix.

b. Present and future availability of land in each of the urban areas.

c. The total requirement in each urban area must be of such a quantum that a continued programme can be undertaken so as maintain the minimum of technical staff and absorb their overheads.

d. The likely demanding in an urban area which may be considerably lower than the requirement and hence not sufficient to provide continued work load to the construction staff.

e. Possibilities of injection of new economic activity in the area in the form of large industry, industrial estate or other economic activity.

f. Availability of funds through sources other than M.H.A.D.A. for undertaking a housing programme as in case of B.U.D.P. in Bombay through World Bank assistance.

3.09.
PRIORITY ACTION AREAS:

The action areas selected qualify the areas for taking up activities.  These areas need to be classified in different categories so as to identify the degree of stress (that is the acuteness of the problem) and decide upon priorities.  The degree of stress should be considered more upon size or quantum of requirement of dwelling units and the likely effective demand.  The classification can be done in following categories.

a. One-shot action areas.

b. Specific action areas.

c. Continuing action areas.

a.
One shot action areas are those where the activities of an optimum size can be taken up to meet requirement of the urban area.  The type of areas are normally the urban areas where demand is already assessed and hence though continuing activity may not be possible one shot operation is justified.

b.
Specific action areas are those where housing activities are needed to meet the potential requirements likely to be created by induction of investment by other agencies such as MIDC-SICOM, growth centres etc.

c.
Taking into account the growth rate, quantum of growth, stresses and other market conditions, etc. certain areas can be identified for undertaking activities continuously.  These are generally the major urban centres in the state.  A list of these centres is appended at the end as Annexure.

3.10.
PREPARATION OF TOWN/CITY PROFILE :

The activities of the authority have to be taken up to meet the specific needs of the town/urban area.  It is therefore necessary to assess the current housing situation and potential situation in the town.  Such as assessment can be based on various factors and their careful study.  The analysis of data collected about these factors is very important.  The analysis will give the field offices a feel of the town  and know its pulse.  Some of the data required for preparation of a town profile might be factual while some based on perceptions of the person who collects and compiles it.  The exercise therefore is not to be looked upon as “form filling” or answering a questionnaire.  The perceptions need to be developed, so as to gauge the quantitative as well as qualitative aspects of the problem.

The profile based on information collected on aspects listed below should be capable of constant updating but at a given point in time indicate a very clear picture of the qualitative and quantitative housing demand – present and future – locational, planning and design preferences, affordability limits etc.

Basic questionnaire for preparation of a Town Profile:

· Name, status, location and character of town

· Population -  size, character, growth rate, migration, demographic details – age, sex, rations etc.

· Economic characteristics - employment , workers, industries growth centre and other growth potentials, growth rate, trend etc., Trade and Commerce.

· Physical characteristics – growth rate, trend, directions, physical infrastructure, services, land values, availability, quantity etc., constraints prospects.

· Authorities – organizations working scope and limitations, cooperative or otherwise.  Approx. work load, etc.

· Housing situation – rents, values, availability, quantity, quality, types, plots, co-ops, flats, builders, trends, etc
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4.01.
HOUSING – A PROCESS

Housing is a part of the total living environment and must be integrated in the overall planning for economic growth and social advancement.  The housing problem in the developing countries has been getting worse both in regard to the shortage and deterioration of the older stock.  The continuous influx of migrants from rural settlement to urban settlements involves a physical shift and hence, the perennial need for housing not only in different locations but also of different standards.  Yet, uncoordinated construction of houses has lead to the destruction of the landscape and reduction of open usable space, and heavy traffic flow between placed of work and residence.

Housing, even if conceived in its simple physical terms, forms part of the human settlements.  In its wider perspective of the “living environment” in itself, it is a subject of utmost concern.  Housing cannot be viewed as mere ‘construction of houses’ but as determinant of the texture and quality of man’s life by ‘creation of an environment for the HABITAT of man which will lead to his physical, intellectual, cultural and social development.  It is quite clear that this final objective can be achieved only by an imaginative configuration of shelters and other facilities that lead to the creation of the total environment.

The process can be described by its various steps which comprise of,

a. understanding the need,

b. making its quantitative and qualitative assessment,

c. identifying the socio-economic requirements and their role as determinants in evolving physical environment,

d. designing the physical environment with a built-in flexibility for step by step upgradation,

e. facilitating social and community organization,

f. delivery of social and physical services,

g. continuous monitoring of all aspects of the built environment to provide guidelines for the future.  

4.02.
SHELTERS AS ONE COMPONENT OF THE PROCESS:

A radical change in the orientation of public housing agencies is called for if they are to serve the need of low income people better.  Shelter is an entry point to a comprehensive programme for developing people.  While it may be too much to expect Housing Agencies to become vehicles of social development overnight a happy media could be achieved if shelter is regarded by these organizations as a component of an integrated programme of services which must include health, education, recreation and sports, mother and child care and support for income earning activities.

Shelter is the tangible physical expression of the intimate environment that a family creates for itself and symbolizes as much the socio-economic status of the family as the efficiency or otherwise of the human settlement system to provide and deliver complete physical services to it in the form of open spaces, parks, landscaping, schools, health centres, roads, water supply, sewage etc.

A Shelter in the sprawling ‘slum’ in a metropolis is as much an indication of the economic affordability of the family as the failure of the urban system to provide it with a services site.

4.03.
SOCIO-ECONOMIC COMPONENTS:

Social services are community goods, very often intangible but like food and shelter, are necessary basic human needs.  Primary social services include education, health care, recreation etc. It is not always easy to determine where physical infrastructure ends and social services begin. Both employ a net-work of physical distribution and are, therefore, locationally specific.  The goods made available through infrastructure are by and large material and the success or failure of this system can be fairely, easily evaluated.  The intangible goods delivered through social services are less easy to measure.  There is, however, one criteria amendable to measurements relating to the way in which the services are delivered, i.e. the quality of distribution.  In other words, it must be accessible to all.  It may be difficult to quantify the achievements of the system of social services but it is fairly simple to decide within broad limits, whether or not it is  equitable.

HOUSING as a process does not end in facilitation or completion of shelter – physical completion of construction.  It needs to be supported by proper function of overall environment.  Shelter has surroundings – neighbourhood.  The people within immediate next door form group, a cluster. The relationship forms social group – a community.  For satisfaction of various needs, apart from shelter, different land uses like amenities – schools, community centre, medical facilities, shopping, etc. get developed in the environment.  Depending on other socio-economic requirement of the community, facilities like Creche – ‘Balvadis’ need provision.  The provision of mixed land uses evolves in organic developments which can be observed in old cities, core areas of cities – gaothans.  It has certain advantages and disadvantages.  Planned settlements of recent past had been lacking provision of these components.  But now, realization has developed awareness and these components are being provided while planning the settlements.

Planning of a shelter project requires a thorough understanding of the functional and spatial aspects of housing.  Mere preparation of type designs for various categories of flats or houses and their arrangement in a piece of land, does not lead to creation of a healthy environment either physically or socially.

4.04.
FACILITATING PROVISON OF OTHER COMPONENTS:

It is necessary to have an integrated approach in designing a shelter project and consider the micro and macro aspects in order to create a total environment which will be conducive to – better living and social integration.  It is necessary, that provision of land be made and that buildings are also constructed by the Housing Authorities along with the shelter project so that it does not lack social and cultural facilities.

Many a times it may not be legally or economically feasible for a housing agency to actually provide these facilities.  It must therefore formulate policies on land reservation, allotment pricing and phasing to ensure that necessary facilities are developed simultaneously with the development or construction of shelters.

It is therefore necessary to ensure co-operation not only from governmental institutions dealing with provision of these facilities, but also with private and institutional efforts in the field.

4.05.
AGENCIES TO PRIVDE OTHER COMPONENTS:

The other components of Housing as a process are:

a. Economic

b. Socio-cultural

Both these components can be made available either through the public or private sector.  It should be the effort of a public housing agency to keep close liaison with the public sector organization through an institutionalized system of communication so that a closer inter-relation is established  between the provision of these components and shelter.

The economic component would mainly get provided through,

a. policies of industrial location by the state industries department.

b. large public sector project locational policies of other departments like agriculture, irrigation, communication etc.  

c. locational policies of state industrial development corporation.

The socio-cultural component would mainly get provided through public as well as private sector locational preferences and budget for;

a. Schools – colleges and other educational institutions.

b. Health facilities like hospitals – polyclinics, etc.

c. Sports and recreational facilities.

d. Shopping centres, markets etc.

e. Parks and playgrounds.

4.06.
COORDINATING ROLE OF SHELTER AGENCIES:

An integrated approach to planning of a housing scheme would lead to creation of a total environment which not only involves construction of houses but provision of all the necessary facilities required for the day to day life of the residents. An integrated approach would lead to creation of environment which will be conductive to better productive effort on the part of the residents.

The public sector housing agencies therefore have to have a separate call to co-ordinate, infact search for various public and institutions that can provide these facilities and act as a nodal point to bring these institutions and the people together so that the felt needs of the people can be taken care of.

4.07.
MODES OF PROVIDING SHELTER:

The modes of providing shelter can be,

a. making available raw land,

b. making available developed land with all physical infrastructure,

c. making available a shelter either fully or partially built,

d. making available finance for any of the components of shelter,

e. providing technical services and advice for any of the components of a shelter programme,

f. providing guidance and coordinating the activities of various agencies to facilitate provision of any of the components of shelter,

g. enacting legislation pertaining to land holding, land and house taxation, other taxation, creation of housing mortgage market etc., are some legislative measures which can help provision of housing.

4.08.
CONCEPT OF CONSUMER PREFERENCE:

Consumer is the ultimate beneficiary of any product including a shelter; be it a services site or a completed dwelling unit.  Constraints in the economy of developing nation like ours create situation of a ‘seller’s market’.  Yet, it is necessary to build up awareness about importance of satisfaction of consumer.  This awareness would help in designing and planning to suit the requirements and pockets of the intended beneficiaries of housing project.

While affordability is very important in tailoring the type and quality of shelter that can be provided, despite a shelter being affordable it need not be acceptable to the beneficiaries if its design or plan offends the normal life styles or living habits of the people in a particular regions.  This aspect has to be borne in mind.

Consumer’s preference depends upon his socio-economic and cultural background, affordability and life styles, living habits and his personal aspirations.  It affects the design, type location and character of a housing scheme and its demand.

4.09.
CONCEPT OF AFFORDABILITY:

A household has certain monthly expenditure pattern depending upon its income and priorities.  In low income and economically weaker groups, the households’ major expenditure is for food and fuel.  In fact, the expenditure required to be incurred to meet per capital calorie intake requirements for survival being fixed; the elasticity of this item of expenditure is very low.  The expenditure required to be incurred to meet other basic needs has to be adjusted to match the residual income.

The amount of monthly expenditure that can be spent to meet the requirement of a shelter for various levels of income determines the affordable cost of a shelter for the particular group.  This monthly amount can be taken as an equated instalment and for an identified period at a suitable rate of interest the total amount that can be amortized can be worked out.  In addition the capacity of a family to make a down payment from the savings will also increase the affordability limit.

It is also possible that in case of a very strong desire for shelter the family can increase its affordability limit by making adjustment in its expenditure pattern even in the non-elastic elements of expenditure like food and clothing.  The affordability limit can thus be further increased by this willingness to pay for the shelter. 

4.10.
CONCEPT OF MARKETABILITY:

Every product is generally made for sale.  The price depends as much on its cost, and need as the promotional effort.  It also depends upon the conditions of market.  It is, therefore, necessary to keep in mind that the end product of activities undertaken by the housing authority are meant for sale.  Though marketing may be undertaken by a specific department, everyone involved in the process of production can help to make the product more marketable.  The product therefore needs to be tailored to the requirement of the market namely:-

COST
:
This should be commensurate with size, quality, location and comparable to alternatives available and within the affordability limits of the intended market segment.





QUALITY
:
This should be commensurate with cost and comparable to any available alternatives.





QUANTITY
:
This should meet the requirements and absorption capacity of the market.





TYPE
:
This should be commensurate with the living habits and cultural pattern of the target group.







Finally it should aim at offering atleast one advantage over other similar products in market.







The last and most important factor is the marketing of the product.  This can be expressed as a proper communication in terms of language, attitude and expression, with prospective beneficiaries.

4.11.
CONCEPT OF COST RECOVERY :

The housing authority normally works on the principle of No Profit – No loss.  This means that no activity should incur any loss and profit if any, should be charged only to wipe off certain unforeseen losses and generate funds for increased housing activity for the weaker sections.  Hence it is necessary to ensure that all costs incurred are totally recovered from the price.  The concept of cost recovery therefore envisages correct estimating of likely costs, correct accounting if incurred costs, proper distribution of indirect costs and finally methodical and total recovery of all these costs.

4.12.
CONCEPT OF PUBLIC, SEMI-PUBLIC, SEMI-PRIVATE AND PRIVATE SPACES:

In residential or for that matter any developed area the spaces have specific functions.  The areas have ownership and control for their functional use.  These spaces can be divided in four categories depending upon the control exercised on their rise - 

PUBLIC SPACES :-

Access to these areas is not restricted.  Any member of public can use these areas almost at any time.  By almost, it is necessary to indicate that the access may be controlled as and when necessary to do so.  Roads, Gardens, Sea-beaches, etc. are example of such spaces.  Roads can be closed for repairs, can be made one way etc.  Gardens can be closed during night.  Entry to beaches can be controlled.  Yet the general public has free access though some control can be exercised.

SEMI-PUBLIC SPACES :-

Access to these areas is restricted to an identified group of people or members, etc.  However, it is possible for any person from general public to become a member or join the group after following necessary procedures such as making an application, paying fees etc.  Exhibition grounds, fairs, swimming pools, gymkhana etc. can be cited as example under this category.

SEMI-PRIVATE SPACES:-

The areas which are incidental to adjacent private use and where ownership and control of the area vests in some identified group can be termed as SEMI-PRIVATE SPACES.  The entry to these areas can be restricted to private area holders/owners and the visitors.  Cost of such an area and the maintenance charges are borne by the group.  Pathways, side and front open spaces around multistoreyed buildings, roads and gardens in a society’s layout etc. are example of this category.

PRIVATE SPACES :-

The areas which are under absolute control of an individual or a family and where entry is restricted unless permitted by the holder are private spaces.  A plot, A terrace, A dwelling unit, etc. are examples under this category.

Clear cut distinction of areas under these four category helps in the costing of housing schemes, handing over the properties and also maintenance of the areas.  Understanding of this concept helps in designing services network – its layout, use of material location of control points, fixing meters etc. In order to minimize problems of disputes, maintenance and encroachment, it is necessary to understand the concept, demarcate the area and design the infrastructure suitably.
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5.01.
NORMS OF HOUSING (CENTRAL):

The Government of India has fixed certain limits for income groups.  The ceiling limits for costs for these groups have been fixed by government of India for the finance alongwith interest rates, repayment period, etc.

Income Group – full form – income range

Group








Rs.

EWS
-
Economically weaker section
-
0 
–
 700

LIG
-
Low Income Group


-
701 
–
 1500

MIG
-
Middle Income Group

-
1501 
-
 2500

Norms of Housing : State

The state government has fixed certain norms.  The target is exposed to cover 50% for EWS, 30% LIG, 15% MIG and 5% HIG.  State Government follows norms of centre for these groups.

Norms of Housing (HUDCO)

Revised HUDCO norms

23.12.1985

Category



Ceiling Cost

Rate

Repayment






     In Rs.

of Int.

period in year






Extent of 






Finance

S & S (EWS) and Hsg. Schemes
6000/-


5%


22

in areas affected by natural

6000/-

calamities

EWS (Tenements)


15000/-

7%


22






13500/-(90%)

Environmental


2000/-


6%


20






1000/-(50%)

Slum Upgradation in inner

30000/-

6%


20

cities




3000/-(100%)


LIG-I (Tenements)


20000/-

8.5%


15






17000-(85%)

LIG-II (Tenements)


30000/-

9.0%


15






25500/-(85%)

MIG-I (Tenements)


60000/-

11.0%


15






45000/- (75%)

MIG-II (Tenements)


100000/-

12.50%

15






75000/- (75%)

HIG-(Tenements)


250000/-

13.50%

15






150000- (60%)

Rural Housing


6000/-


6%


11

EWS-I (Tenements)


3000/- (50%)

EWS-II (Tenements)


10000/-

7%


11






5000/- (50%)

Rental Hsg.(Tenements)

250000/-

15%


10






175000/- (70%)

Commercial schemes
100%    __________

15%


10

5.02.
MODES OF HOUSING:

Housing is the entire process of making available a total environment for healthy living.  This can be achieved by various modes.  These modes can be categorized in the three basic types.

i. Ready Made product.

ii. Partially complete product.

iii. Supply of components for assembly.

The details of each category are described as under:

1.
Making available completely built HOUSING UNIT.

This mode falls within first category and can be generally made available in multi-storeyed structures, in the form of flats or in low-rise development of row houses, detached or semi-detached structures – Bungalow, etc.  This mode is available for outright purchase, hire purchase, on lease or on rent.  This is provided by all types of housing agencies – Private builders or Public Agency.  Considering the cost, fixed physical area and conditions of sale etc. it is not suitable for a majority of population in our country, whose incomes are too low to afford this mode.

ii.
Making available partially built HOUSING UNIT.  This mode falls within second category and will generally be in single storeyed structure.  There will be possibility of expansion, addition, alteration, change of use, etc. either at one or more levels.  This mode can normally be available for outright purchase or an hire-purchase.  This will not normally be available on rent.  This mode may or may not be complete for use in the first phase.  The basic idea of this mode is to match the cost with affordability, demand and choice.  This mode can be provided by all types of agencies but is mainly done by Co-op. Hsg. Societies and public agencies.  This mode can be considered suitable for all income as well as social groups. 

iii.
Provision of Finance – LOAN making available materials – components.  Making available land – plot with or without services.  Making available services.  These modes fall within the third category.  Generally these will be made available by public agencies.  However, private sector can also be involved in all the modes except for services.  These are suitable for all income groups but not for all social groups.  Some social groups prefer other modes to these modes due to their affordability and choice. 

5.04.
SITES AND SERVICES:

Provision of shelter needs a basic resource which is the land. This piece of land is called a SITE.  A supporting services infrastructure is necessary for proper use of this site for erecting and using a shelter.  The system of provision of serviced sites

is called as ‘SITES AND SERVICES’.

Awareness among professionals is Housing, policy-makers and others connected with HOUSING process about the available resources and housing needs have changed the approach from provision of completely built shelters to other modes of Housing. SITES AND SERVICES is prime among other modes. This mode was in common practice by land owners as well as public agencies in the past,  however the new name has been recently introduced.

SITE is a piece or plot of land made available for erecting shelter by the allottee.  SERVICES include access, water supply, drainage, sewerage and electricity.  In the overall context it also includes provision of all necessary socio-cultural facilities, amenities and utilities.  The basic idea of this mode is to provide all components to help the allottee to construct his shelter.

Considering the amount of investment, speed of provision of the mode, flexibility of use – size and adaptability, it is the most suitable mode in a poor economy of any developing country.  This mode, however, needs supporting provisions of other components such as finance, materials, prefab components etc.  It also needs support and concessions in building rules and regulations etc.  The mode can not successful in the process of Housing by itself unless systematically supported by other modes.

The success of this mode, apart from its concept, supporting modes and its scale, lies in its location, proximity to job centres and infrastructure of supporting community development programmes.

5.05.
CORE AND INCREMENTAL HOUSING:

CORE house is part of construction undertaken on a plot proposed to be allotted.  This is constructed to offer immediate relief in the form of a part shelter.  It provides some protection to the belongings as well as the occupants.  The size and form may differ as per designs. It may contain a full y constructed sanitary unit (WC and/or both) or even partially constructed sanitary unit.

This helps housing process in many ways.  It provides a standarised basic unit offering advantages of lesser investment by public authorities and standardization.  It offers opportunities of growth by the occupants as per his needs, means and choice.  It reduces monotony but also helps to create vernacular development in planning as well as architecture.

5.06.
INCREMENTAL HOUSING:


As explained earlier, HOUSING is a process.  The needs for the shelter are not static but changing depending upon means, size of family, age group, education, socio-cultural background etc.  The provision of shelter therefore needs to be flexible.  The flexibility is necessary in form, investment and in the approach or concept of the shelter.  Such a provision is called incremental HOUSING.  It is necessary for all categories of houses.  It is a need for all income groups.  It does not mean a convenient solution worked out to fit a small house in the ceiling limit of cost for a lower category of unit.  Understanding of this concept will ensure that inflexible dwelling environment is not provided as far as possible.  Flats in multi-storeyed buildings are an example of inflexible dwelling environment.

5.07.
COMPLETED SHELTERS:

This can be most satisfying way of provision of a shelter.  It is a fully built structure as the name indicates.  It should have sufficient areas for each user as per local building rules and regulations.  The areas can very depending upon type or income category.  It is also necessary to have minimum dimensions – length, width, height, etc. as per rules laid down.  It should have proper specifications to match a particular quality. However, there can be scope for still better specifications by replacement of items.

Such structure may or may not have provision for growth.
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6.
HOUSING PROJECT RPEPARATION

6.01.
PROJECT IDENTIFICATION:

The perspective plan of MHADA gives an overall programme of the activities that need to be taken-up in the state.  The action plan details the programme in various activity centres.  After having identified the requirements of “A” activity centre it is the stage to identify, and define possible projects in that centre.  A project means, specific location, predetermined quantum, specific type or character of housing to be provided, likely time-span, resource requirements, mechanics of implementation, identification of target group, method of sale, conveyance of the property, formation of a community, and recovery of costs.  The project therefore, is not merely an engineering exercise of construction of a fixed number and types of houses, but includes selection of suitable land, suitable location for identified target group, allotment of houses after selection of beneficiaries, etc., it is thus the total process.

The major steps involved in project identification are :

a. Identification of the relevant geographical areas in which the project is proposed to be undertaken and definition of the time scale in which the project is planned to be executed.  (This time scale could be determined in relation to the existing macro-level programme such as ALIS, the government expenditure planning period and this should also coincide with MHADA’s plan if any).

b. Assessment of the socio-economic characteristics of the households through a market survey.

c. Determination of the housing needs after taking into account the population growth, net migration and household size (in terms of number of persons per household).

d. Determination of the effective demand based on the housing needs and project objectives and constraints.

e. Determination of the projected housing output in the proposed area by public and private agencies.

f. Identification of potential sites/infrastructure.

g. Determination of types of housing by taking into account the demand, output and affordability including formulation of schemes and fixation of sale prices.

h. Identification of the sources of finance.

i. Preparation of project feasibility report.

6.02.
PROJECT VIABILITY;

A project can be reasonably expected to be successful if its viability is ascertained beforehand.  The viability, incase of shelter projects, has to be seen for various aspects, namely, physical, economic and market.

The physical viability will depend upon whether the land is properly located, sufficient, suitable and free for user it is intended to be put to.  For example a small plot of land situated on a narrow street may not be useful for a five star hotel project.  A five star hotel has certain minimum area requirement for a standard facilities and hence below a certain area of plot the site cannot be considered physically viable for the project.  Same is the case with a school where there is a requirement of a minimum size of playground.

The economic viability depends upon expected returns from the project.  If a high class air-conditioned shopping centre with multi-storeyed structure, with escalators, marble flooring etc. is built in a small suburban middle class area, the shops may not be sold even if as per the standards there may be a requirement of a large number of shops.  In such a location, large number of small area shops may fetch attractive returns in terms of percentage on investment.  Thus a project of ‘Khoka shops may be economically viable while a high class shopping centre with the same amount of shopping area may not be an economically viable proposition because of location and the market.  Therefore, depending on the location, the quantum of use and investment will defer.  The project become economically viable only if certain return on investment can be achieved.

 Market viability depends upon aspects like the living habits the ability to pay and the prices of similar product in a comparable area/location.  A multi-storeyed flat in a small town may not be marketable due to the life styles of the people as well as availability of one storey units through other agency.  In the same place even a small single storey house may not be marketable if for example the toilet block abuts the kitchen which may be offensive to the life styles of people there.  Even without this defect the house may not be marketable if it costs substantially higher than a comparable unit offered by another agency, but even at a certain higher cost it may be marketable if sold on higher purchase basis provided again that the agency’s credibility is good.  Thus, market viability depends on the physical properties of the product, consumer preferences, location, prices, deferred payment facilities, credibility of the agency, availability of comparable product etc.

6.03.
LAND OPTIMISATION AND COMPUTER MODELLING:

Due to various reasons like location, transportation system, user permissible, etc. the pressure on land increases.  This pressure increases the value of land.  The higher the value of land it needs to be looked upon as a precious commodity and its utilization achieved with greater care and thought, so that land allocation for each use like road, open spaces amenities, residential use etc, is just adequate.  That is called the optimum   utilization of land.  Computer is a tool which can help the optimum utilization of land within the affordability limits through a mathematical model which an give several options.  The computer can develop a series of options for optimum utilisation  of a piece of land on the basis of given data or assumptions.  This data should consist of plot size, cost per sq.m. ceiling limit for cost of plot, area under roads and other uses etc.  All the data is analysed through a mathematical model and various alternatives are worked out for every change in the assumptions data.  Various alternatives can thus be available in minutes which would have taken months if a trial and error method through manual efforts was to b adopted.

6.04.
PROJECT BRIEF :

A ‘project’ is not a set of Architectural drawings and engineering details and estimates. It encompasses all the activities.  Hence, a PROJECT BRIEF is an outline prepared setting out in words the content, and method of implementing a project to its final allotment and recovery of cost without going through the time consuming routine of preparing architectural and engineering designs.  The PROJECT BRIEF is therefore a basis for preparation of Architectural and engineering details.

It should therefore indicate the following:

i. Brief information about the town and the locality where the proposed site is situated.  The growth directions, trend, character of development etc.

ii. Details of site : All physical features, shape, size/area dimensions, soil conditions etc.

iii. Development plan proposals, D.C. Rules, permissible users, FSI – FAR – quantum of development – density etc.

iv. Demand registered, if any, likely demand, land value, expected utilization, cost, demand based on land cost etc.

v. Development costs.

vi. Type of Houses in the town, surrounding area, etc. trend housing – flats, row houses, etc.

vii. Proposal for utilization of land indicating all details to form the guideline for working out physical details. 

viii. Marketability of the project – including consumer preferences.

ix. Likely costing of the project.

x. Prices of similar product in the surrounding locality.

xi. Likely source of funds, availability of manpower, building materials etc.

xii. Project viability.

xiii. Methods of recovery of cost.

6.05.
TESTING THE DEMAND:

The demand for HOUSING – shelter, plot, built houses, etc. depends upon various aspects such as income, savings, family size, social attitudes, customs, economic and social status education, plans for future, age of head of family etc.  It also depends on other inputs such as payment terms, amount of down payment, loan availability, rates of interest, total cost of unit, restrictions – regulations – rules etc.

The demand therefore can be assessed or actually registered.  The assessment can be attempted on the basis of 

i. Growth trend of town.

ii. Type of housing built and prevailing rents.

iii. Land sub-divisions and availability.

iv. Census date, densities, conditions

v. Visual studies/observations

vi. Discussions with various people and organizations

The demand can be assessed by actual registration leaving apart demand created by institutions for the welfare of their employees and by the profit motive of private investment, demand is generally assessed by housing agencies by following either of the two methods, i.e. general registration or special registration.

In assessing the demand by general registration, the housing agency gives an approximate idea of the size and price of the product and requires the intending purchasers to register their demand by depositing a certain amount of money to ensure the genuineness of demand.  The detailed mechanics of registering such demand can give a good indication to the agency about the total demand in a city as well as preferences by size, design and price.  It can thus help the agency to formulate/a long-term perspective plan for its requirements of financial/material resources and implementation policies.

In the second system, i.e. special registration where the agency calls for demand for each and every specific scheme as and when it is taken in hand or is being implemented; there are all the disadvantages of ad-hocism.  The demand does not give any indication to the agency about the size and prices of the product for its future programme because the demand is purely location linked and a onset time shot.

6.6. TESTING MARKETABILITY:

If the project is prepared on the basis of an assessment without registration of demand it can be advertised to test its marketability.  The marketability depends upon costs, design, availability of alternative, terms of payment, etc.  

6.07.
PLANNING:

PHYSIOLOGY

The physical morphology, or the physiology of lands available for housing projects had to be quantitatively and qualitatively studied and catalogued with weightages given, depending upon its suitability for a range of developments normally contemplated as part of the Authority’s housing programme.  For example, the range may start from a slum Upgradation Programme to sites and services, Transit Accommodation, simple load bearing structures, multi-storeyed construction, sale of open land on commercial basis, etc., weightages can be attributed to the range of developments, depending on the priorities determined by the Authority and on the basis of these weightages, each piece of land can be evaluated against this development, depending upon its physiology. 

The subsidiary factors that arise out of the physiology of land area :-

a. Cost implications

b. Time implications

c. Legal implications

Mere physical aspect can only determine the kind of physical development that is most desirable or is a least cost solution.  Yet it is necessary to evaluate land for the entire range of developments attributing the costs for it.

Similarly, depending upon the time frame within which land is likely to be available free of encumbrances for development, another set of costs can be attributed to each piece of land.  A related aspect would be the legal implications which may reflect upon the cost factor or the time factor.

The physiology of land has cost implications in terms of land development as well as building.  Both of these need to be evaluated separately for the range of developments contemplated.  The weightage for the cost factor will also very depending upon the purpose for which the land is proposed to be utilized i.e. Whether for only land development or land development + building etc.

Another factor which should always be kept in mind, irrespective of the range of developments and weightage depending on cost factor, is the opportunity cost of the land.  It is possible that despite the development plan provisions or restrictions, the Housing Authority’s immediate needs or political considerations, the land could be best utilized for a purpose distantly connected or totally unconnected with the main work of the public agency.  A serious consideration to this aspect is necessary so that the opportunities are seen in their wider context and perspective and not merely in relation with the purpose for which the Authority works.

LOCATIONAL ATTRIBUTES:

Another way of evaluation of the available land resources will be from the point of view of locational attributes.  Here again, weightages could be given for the entire range of developments contemplated with relevances to the various aspects of locational attributes.  These could be:

a. Market value.

b. The surrounding development and environment.

c. Flexibility for interchange of development with another site.

d. Integration with future development strategy.

e. The FSI possibilities.

f. Opportunity cost.

The market value of land juxtaposed with the range of developments contemplated can very easily help to determine the particular kind of development most advantageous from this aspect.  The type of development around will also contribute towards this decision.  The flexibility or inherent potential of the site to accommodate a different kind of development because of interchange of development contemplated elsewhere, will also have implications on the cost factor.  

While land uses are fairly well-determined in the Development plans of cities like Bombay, Pune, etc., it is not so in some of the smallest towns and cities.  In such cases, a quick appraisal and review of the city’s growth and the potential can bring out different possibilities and options available for the range of developments and yet indicate method of integration with the future development.  Similarly, the FSI restrictions are generally imposed only in a large cities and in smaller towns these re either non-existent or not in force.  In such situations it is worthwhile examining accepting a radical approach with an eye on the future potential of land. 

For this aspect i.e. locational attribute also, the opportunity cost is very important.  It is necessary to have a totally unbiased approach irrespective of the constraints of the locational advantages and disadvantages.

COST BENEFIT

An evaluation in terms of cost for the entire range of developments is generally possible for the first two aspects i.e. the physiology and the locational attributes.  A preliminary cost benefit analysis should, therefore, be undertaken in terms of :-

a. Physical costing;

b. Opportunity cost;

c. Social cost.

While the physical cost and opportunity cost are fairly quantifiable, the social costs are not.  For example, the social cost of not providing a commercial complex and instead providing more housing or the social cost of filling up existing open spaces with housing are not easily quantifiable. At the same time it is not entirely feasible to determine this aspect on the basis of standards prescribed by various Authorities as well as the Government for social amenities.  A more balanced view has to be taken keeping in mind the possibilities of renewal and change in the use of land and buildings so that while the present contemplated development may be consciously accepted despite higher social costs, there may be a possibility for renewal and change of use to reduce the social cost at a later date.

MARKETING

Because of the constant exposure to the acute problem of housing in metropolitan areas, the concept of marketing hardly ever appears to be considered as a valid aspect in our housing programmes.  Yet leaving apart the areas of acute definciencies like Bombay, Pune and other large cities, we have had fair experience of poor saleability of the product i.e. house, in smaller towns.  In the context of this experience, at least basic considerations of marketing need to be kept in view in planning for housing projects.  Some of the questions that one may ask in order to decide a very broad marketing concept or strategy are:

a. Is this location saleable?

b. What is the quantum that can be sold easily?

c. What is the timing of putting the product into the market?

d. What is the kind of product that will sell most, irrespective of other institutional constraints?

e. What is the best approach of marketing whether an advance sell or catering to a fixed demand?

Instances have been known even in metropolitan cities like Calcutta where housing could not be sold because of poor location, or undesirable environment around, or because of simultaneous launching of marketing at two locations which were not comparable etc. In smaller towns, the consumer requirements sometimes do not coincide with the standard requirements laid down by institutions like HUDCO, etc.  In such circumstances, it is worthwhile considering which line of approach to take i.e. whether consumer oriented or resource oriented.  In many cases it is possible to cater to a predetermined demand of bulk consumers in the shape of a self-financing housing scheme.

When a State wide programme of housing is undertaken which gives equal importance to developing urban areas as well as providing incentives to new urban areas, far more attention to the marketing aspect of housing will have to be given than what has been given hitherto.

SOCIO-CULTURAL PARAMETERS

Irrespective of the cost benefit analysis and the marketing requirements, there are sometimes over-riding considerations in terms of socio-cultural parameters.  These parameters may indicate a development which is totally different than what the Authority or the financial institution may be accustomed to and yet in the interest of serving the consumer, it is desirable that these parameters are given a higher weightage and precedence over other consideration.

These parameters generally apply to the type of development, the densities, the accommodation provided, the mix of the various types of development and the physical form of buildings, etc.  The inputs from these parameters are highly important in designing of housing projects.  For the Architect-Planner as well as the Engineers, these parameters should be a constant guide and must be regarded as a continuous process of input into the design methodology and not as a one time exercise.

ALTERNATIVE FORMS OF DEVELOPMENT

Based on the various aspects explained earlier, the planner can come to some kind of a tentative decision in terms of the form of development.  This does not, however, relate to the physical form, but the kind of model or mix that could be evolved for the total housing programme.  The alternative forms could be:

a. Sites and services.

b. Commercial development.

c. Sale of F.S.I.

d. Sale of plots.

e. Sale through private developers

f. Co-operative financed by institutions like HDFC, etc.

The forms of development referred to above therefore means not the physical form, but the kind of model to be adopted which will determine the physical form.

A detailed consideration of these aspects will form the total content of planning for housing projects.  Based on these considerations, we can later on come to the various aspects in the planning of housing projects which will mainly decide the physical form and content of a project.

6.08.
OFFICE RECORDS AND DOCUMENTATION

In order to have continuity of information it is necessary to record various information created or generated from time to time.  The information can be in the form of figures, written in sentences, visual aids – photographs, slides, recorded speech, etc.  In the office the information needs to be kept in certain approved form.  This is called records.  This information is normally kept in the form of statements, charts, reports, photographs, etc.  It is updated or collected at fixed or at certain important time intervals.  This is necessary to review progress, understand achievements, find out shortcomings, list out reasons for delays etc.  Documentation is a systematic record of a particular project or theme or study containing background, details, achievements, difficulties faced, highlights and conclusions, mostly with visual aids.

In case of projects the office records are necessary to review the progress, monitoring and recording achievements.  Documentation is required for important achievements for dissemination of the information.  Documentation can be photographic or by video-films depending on the purpose and the importance of the project.

6.09.
PRELIMINARY COSTING

The project needs to be prepared on the basis of certain norms.  The project therefore needs to be based on thumb rule principles of costing for deciding a line of action.  The preliminary costing is normally attempted on the basis of plinth area rates of construction based on current schedule of rates.  A little more refinement is, to take the cost index for various regions or cities published by the Reserve Bank of India and update the general observed plinth area rates of similar previous projects on the basis of cost index.

Another method is to have a break up of cost per sq.mtr. for different types of buildings with special items like pile foundation, lifts, filling in low lying area etc. and update the p.a. rate of these components of cost on the basis of observed tender premiums for similar projects.

6.10.
TESTING AGAINST STATE AND CENTRAL GOVERNMENT – MHADA AND HUDCO REQUIREMENT

Each Project due to various constraints like location, cost of acquisition of land, surrounding development, demand, zoning regulations and proposals, etc. may not have strictly observed the norms laid down by Government’s and may not be as per all the requirements of HUDCO or MHADA.  Testing of needs of the project against these requirements is necessary.  Maximum possible alternatives – modifications or compromises to meet the needs of project as also the requirements can be tried. Such a procedure is a must.  In case of unavoidable circumstances deviation  in policies may be necessary with proper references and approvals of competent authorities.

6.11.
NETWORK ANALYSIS AND CHARTS

Network analysis is a tool or technique of representing graphically all activities of the total process of housing with the corresponding time element so as to monitor the progress and get advance intimation of likely problems before they occur and also take advance action for anticipated future events.

A model network chart for a housing project is given at annexure –

Bar charts are commonly used to monitor the progress of each activity of the total network in terms of quantum and time.  Thus the progress of bricklaying for walls, concreting for slabs, columns etc., laying of various services etc. can all be monitored individually by bars showing scheduled and actual progress of work.

Graphs can be used to monitor employment of labour, expenses, stores inventories etc.   
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7.01.
LAND PLANNING & PROCUREMENT :

Land is the basic resource for any housing mode and hence it is necessary to manage it with utmost care.  It’s management has to deal with its protection, control of use, maintenance and utilization for various purpose.  This being a natural resources there is no ‘cost’ but there is a ‘value’ attached.  The ‘opportunity cost’ determines the value of land which reflects in the project as cost of land.  Considering its proportion in overall costs, it assumes importance in project costing and cost allocation.

Procurement of land takes quite a long time if the land is proposed to be acquired.  It is, therefore, necessary to plan the procurement of land far ahead of its actual use.  All the land in possession cannot be utilized for construction.  There would normally be a development plan for various urban centres which would determine the use, quantum of use and permissible construction, etc.  It also indicates alignment of major roads, width, of scheme roads, open space area, etc.  Hence, after ascertaining the demand for dwelling units, while working out the requirements of land, it becomes necessary to make allowances for all the statutory provisions as indicated above.  Some allowance for odd shapes and corners which reduce efficiency of layout, is also necessary.  The normal standard for working out land requirement after making all allowances work out to 100 D.U./Ha.

Second aspect of land planning is deciding the directions in a city for location of land, identification of specific areas, phasing out procurement and deciding about its time schedule.  The details about land selection cateria are given in the next paragraph.  The planning also needs to be based on objectives of that scheme such as large scale area development project, small construction project, ownership patterns and trend of development, etc.  For large scale projects provision for higher level facilities and amenities will be necessary.  For small construction projects, land for residential units only will serve the purpose.  Small land owners may required deletion – allotment of certain pieces increasing the overall area requirement.  In case of Co-operative societies with individual plots, layouts requires certain unification or consolidation of facilities and adjustment in plot area.

Procurement of land is normally done through acquisition proceedings. In order to take over the land free form encumbrances it is necessary to complete formalities of acquisition as per the concerned act.  Even when land is taken over by direct negotiations or with the consent of land owner it is advisable to complete the formalities much before actual development work is scheduled to be commenced.

Other alternative of taking over land are, obtaining land through other public bodies like N.I.T., C.I.D.C.O., M.I.D.C., Municipal Council etc.  Last alternative is to take over Government land  wherever available.  Even for these lands it is necessary to see that all documents are completed, “Sanad” is executed and 7/12 extract is amended in favour of the housing authority. The detailed procedure to be followed in respect of various acts is appended in annexure.

7.02.
LAND SELECTION CRITERIA :

Location : Should be preferably in the direction of the growth of the concerned urban centre with proper access and transport after link ensuring its accessibility to consumers.

Size & shape : Size should be adequate to accommodate a minimum No. of housing units required to sustain the cost of physical, social services, community formation, and estate management.  The shape should not be too odd creating problems of under utilization or excess of area for roads.

Topography : Filled up sites can create problems in laying of services, providing soak pits etc.  Hilly or contoured land should be amenable to terracing and carrying of services from the existing point.  The cost of making roads is a basic point to be considered in hilly sites.  Existence of pits, queries can reduce the effective usable area.

Physical features : Existence of walls, structures which cannot be demolished, overhead H.T. Lines, major roads traversing the site, trees and shrubs etc., can all be used to an advantage in planning the layout but depending on size and shape of land can also prove to be a disadvantage.

Availability : Whether the land is immediately available as in case of lands belonging to Government or under the urban land ceiling act or is to be acquired will also have to be considered in the selection process.  If any alternative piece of land is available is another factor to be considered.

Cost : Cost of land will differ in case of Government lands, ULC/lands, acquired lands or lands to be purchased by direct negotiations.  Moreover, for each of the selection criteria/mentioned earlier, there will be an accompanying cost.  Finally, all these factors have to be converted in terms of fiscal costs.  The intended project content  will have to be matched with all these factors for a particular site and a cost worked out for the available alternatives.

7.03.
LAND PROTECTION :

Protection and security of land already in possession, particularly in view of large scale unauthorized squatting in urban areas, is a major aspect of land management.

a. Legal : To protect the land by law, adequate measures must be taken to ensure creation of photographic evidence to show its actual condition on the date of taking over possession.  The photographs should show the adjacent development as well.  These photographs can be authenticated by concerned land records authority.

Placing of ownership boards, warnings for trespassing etc. should be done.

b. Physical : The land can be enclosed by wire fencing or wall.  However this can be an expensive proposition.

c. Leasing back to owners : The land can be leased back to the original owners for specific use for specific periods.

d. Leasing to local residents’ association for recreational purposes:

This can ensure keeping the land free from encroachment but can also create problems with the lease at a later date.

e. Employing private security agencies for watch.  This can also be a costly proposition but may be less costlier than employment of own security staff.

f. The best way to protect the land is to ensure that building activity starts as soon as the land is taken over.

7.04
COST APPORTIONMENT TO PROJECTS

On a piece of land it is possible to take up projects for different categories of dwelling units for one or more income groups.  The extent of utilization of land for different projects can vary.  It is, therefore, necessary to study the relationship of area under, residential use and area under common facilities like roads, open spaces and other non-saleable areas like nalla, etc.  The cost of land area under such users need to be spread over all saleable land area.  For such spread over, it is necessary to establish proper quantitative relationship within a project area.

The apportionment of the cost of land and cost of development of the land as well as roads, etc. needs to be done in relation to the intended use of land  For this purpose the useable land or saleable land is assumed to be 100%.  The on-saleable area is proportionately distributed over the saleable area in terms of costs ad area.  The costs are thus apportioned for non-saleable users on saleable lands.  The share of each project can be further worked out.

This exercise can however become a bit complicated when the land is to be developed in phases.  Certain facilities, though not serving the earlier phase of development, have to be provided right in the beginning like, main access roads, land for main overhead or underground water reservoir, central park, sewage treatment plant or septic tank etc. It is necessary to therefore apportion the area of land for common facilities to each phase so that costing an be done accordingly. 

The concepts of public, semi-public, semi-private and private land explained earlier should also be kept in mind while apportioning the land.

7.05.
LAND ACCOUNTING:

Land is the basic resource for all shelter programmes.  Therefore, a land account should be maintained almost in the similar manner as the fiscal accounts of the concerned organization.  It should give,

a. The last balance of land available.

b. Likely addition during the year.

c. Apportionment to various projects.

d. Possible requirement for short term and long term projects.

e. Ways and means of creating this resource.

f. Likely costs.

In the absence of such an account for the basic resource, any future planning  as well as cost accounting can only be ad-hoc.

7.06.
VALUATION OF LAND :

The process of valuation is a systematic or logical derivation of the value of land at a particular point of time taking into consideration its existing and potential development prospects.

The cost of land is determined on the basis of valuation of land.  Land is valued on the basis of following aspects.

i. Location,

ii. State of development, access, services, etc.

iii. Permissible uses – residential – commercial – industrial etc.

iv. Shape, size and dimensions of land,

v. Sales data of nearby and adjoining properties.

Acquisition of land requires valuation of land to be done by Government registered valuers or officers of Town Planning department.  The real value of land is difficult to assess as many sales transactions do not truly record the price paid.  The practice to pay certain solarium over and above the amount of valuation, has been evolved to cover the unrecorded portion of transactions to some extent. 

The valuation takes into account, the development potential of land in terms of quantum of development, quality of development, intensity of development, users, accessibility, availability of social infrastructure – facilities, availability of physical infrastructure – services, location in terms of distance from city centre, etc.  The size and shape of land determines the scope of development and hence affects the value.  Sales data establishes the trend and hence is used as an important index.

7.07
CONCEPT OF F.S.I.

The value of developable land in urban areas depends mainly on location and user.  The quantum of permissible development is governed by a set of proposals and regulations in Development Plan Documents.  The quantum of development in physical terms is explained in terms of F.S.I. or F.A.R.  The terms are synonymous and indicate relationship of the area of land with total developable area.  Floor space index ( F.S.I. ) indicates the proportion of total permissible floor area to the total area of plot (1:1  1:3:3  1:2:4 etc ) while floor Area Ratio explains the ratio of permissible floor area to total plot area ( 100 : 150 : 200 etc.)

The value of land or the opportunity cost of land is one of the factors determining the quantum of development.  Higher value of land demand intensive use.  The intensive use in turn increases the price of land.  However, the F.S.I. is predetermined in a development plan taking into consideration the user, location, available and proposed physical infrastructure, etc. This becomes an important tool for control of development.  As a resultant the permissible F.S.I. or F.A.R. determines the land values at least affects it to a great extent.

In smaller towns where pressure on development is not so high the concept of F.S.I. may not exist.  Even the development control regulations lay down only ground coverage and the number of storeys.  However the common practice is to have F.S.I. 1.00.  when it exceeds that index the concept “really operates”.
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8.
SLUM IMPROVEMENT AND UPGRADATION :

8.01
THE MAHARASHTRA SLUM AREAS  (IMPROVEMENT, CLEARANCE AND REDEVELOPMENT)  ACT 1971.

BASIC OBJECTIVE

The act which came into force in August 1971 provides for 

a. Improvement of Slum areas.

b. Clearance of Slum areas.

c. Redevelopment of slum areas.

Declaration of Slum areas :

The importance of this act in its possible use as a major instrument of managing development lies in its definition of what constitutes a slum.  It is relevant therefore to reproduce here section 4(1) and (2) as below.

4.(1)
Where the Competent Authority is satisfied that –

(a)
any area is or may be a source of danger to the health, safety or convenience of the public of that area or of its neighbourhood, by reason of the area having inadequate or no basic amenities, or being insanitary, squalid, over crowded or therewise; or 

(b)
the buildings in any area, used or intended to be used for human habitation are-

(i)
in any respect, unfit for human habitation; or

(ii)
by reason of dilapidation, overgrowding, faulty arrangement an design of such buildings, narrowness or faulty arrangement of streets, lack of ventilation, light or sanitation facilities or any combination of these factors, detrimental to the health, safety or convenience of the public of that area.  The Competent Authority may by notification in the Official Gazette, declare such area to be slum area.  Such declaration shall also be published in such other manner (as will give due publicity to the declaration in the area) as may be prescribed. 

(2)
In determining whether buildings are unfit for human habitation for the purposes of this Act, regard shall be had to the condition thereof in respect of the following matters, that is to say –

(a) repairs;

(b) stability;

(c) freedom from damp;

(d) natural light and air;

(e) provision for water supply;

(f) provision for drainage and sanitary conveniences;

(g) facilities for the disposal of waste water;

and the building shall be deemed to be unfit as aforesaid, if and only if, it is so far defective in one or more of the said matters that it is not reasonably suitable for occupation in that condition.

8.02
DECLARATION UNDER THE ACT :

It would be clear from this section that any use of land which may constitute a source of danger to the health, safety or convenience of the PUBLIC of that area or of its neighbourhood can be declared as a slum.  Quite obviously the area NEED NOT be a residential area.  In fact, subsection 4(i) (b) and 4(2) describe separately the grounds on which residential areas can be declared as slum areas.

Apparently, the significance of the subsection (i)(a) of section 4 has either been lost or has not been used properly.  This sub-section empowers the competent authority to declare any area or use – industrial – commercial – recreational to be a slum area if it is considered a source of danger to the health, safety or convenience of the public of that area.

Thus, a squalid vegetable market, a slaughter house, a congested commercial street, an ill located building material market etc. can be declared as a slum area and cleared or improved under this act.

8.03.
SLUM IMPROVEMENT :

The competent Authority under this act has fairly wide powers to the extent of evacuating the entire area for the purpose of instituting improvement that cover, laying of services, roads, provision of amenities like parks and playgrounds, schools, hospital etc.  Thus the improvements include all the provisions that are normally made in a T.P. SCHEME under the M.R.T.P. Act.

The Act also empowers the competent authority to require the owners of the building to carry out the improvements, instead of incurring expenditure from public funds on such improvement.  More over, the costing or maintenance of such improvements is also recoverable from the people residing in the area.

8.04.
SLUM CLEARANCE AND REDEVELOPMENT:

This section of the act empowers the competent authority to demolish all structures and completely clear an area for the purpose of development.  While proper safegrounds are provided in the act to give alternative accommodation to those people who may be rendered homeless, never-the-less this section gives tremendous powers and enables a competent authority to undertake large scale redevelopment.

It would thus appear that despite such sweeping powers provided in the act, the urban development and local authorities have not so far effectively used these provisions to manage the development of their urban area.

8.05.
ACQUISITON OF LAND :

Under this section the competent authority is fully empowered to acquire land for slum improvement etc. and the land is deemed to vest with it as soon as a notification for acquisition is issued.  Thus, the land acquisition process under this act is much quicker then under land acquisition Act of 1894.  The provision in this act are similar to that in the B.M.R.D.A.  Act.

All in all it would appear that the Maharashtra slum areas act can become a very effective instrument of development management both from control and promotion point of view.

8.06.
SLUM IDENTIFICATION AND CLASSIFICATION:

The slum in a city can be classified into a hierarchical order based on the existing physical-social-economic ‘Aspects’. Some of the major aspects that have considerable impact on life in a slum, are :

(a) Physical Environment : Roads, water supply, drainage, sewerage, electricity.

(b) Building conditions : Quality of construction, ventilation, materials used.

(c) Living space standards : Area per family.

(d) Facilities : Schools, open spaces and play areas, dispensaries, shops and accessibility to public transport system.

(e) Age and size of slum.

(f) Location of slum : Harmony or disharmony with planned future development of the city.

(g) Literacy amongst residents.

(h) Family income of residents.

(i) Animal population.

(j) Occupation of residents. 

(k) Density of population.

The classification of the slums can be done by assigning weightages to these aspects in terms of their “acuteness” as well as priority as felt by the slum dwellers themselves.

Selection :

It is necessary to adjudge the impact of all these aspects on the quality of life in the slum.  Since some of the aspects are more basic and vital to life than others, it is important that these are assigned weightage in conformity with their relative importance.  Weightages can be assigned by taking into consideration the opinions of a cross section of that community where upgradation is contemplated.  For example, highest weightage may be assigned to the element “Physical Environment” and the lowest to “occupation” if the inhabitants of the slum so feel.

A slum scoring the highest weightage will be at the top (worst) and the one scoring the lowest will be at the bottom (bad), thus revealing its hierarchical order and suggesting an order of priority for undertaking upgradation programmes.

8.07.
SLUM REDEVELOPMENT 

During the time that the general agreement of the people of a particular slum for the improvement programme is obtained, the concerned agency can prepare the redevelopment scheme for the slum. The basic components of such a redevelopment scheme should be.

1. Widening, paving and realigning of existing access ways to the extent possible.

2. Surfacing of these roads to allow for vehicular traffic to a limited extent.

3. Provision of water supply by Public stand-posts at convenient location.

4. Provision of a surface drainage system to reduce water logging during rainy season.

5. Provision of public utilities including washing and bathing places and WCs (separate for men and women).

6. Provision of amenities like schools, health centres etc.

Cost Estimates:

Thereafter, cost estimates for the package of redevelopment programme need to be worked out.  For each package of programme, a minimum and maximum cost per household has to be roughly worked out.

The cost estimates have to be derived on the basis of factors such as, ownership of land, land value, and existing conditions in slum and thus may vary from town to town depending upon the acuteness of slum conditions. 

8.08.
TRANSIT ACCOMMODATION :

During the period that a slum is being redeveloped it might become necessary to shift some of the families temporarily.  To accommodate these families temporarily, transit accommodation has to be arranged.  Proper identification of the number of families to be shifted must be done and records maintained about the size and composition of the family so that at a later date no unauthorized families get either the redeveloped accommodation in the slum or occupy the transit tenements.

In allotting the transit accommodation, care should be taken to ensure some relationship between the location of the transit camp and the places where the family members are employed – working etc., to ensure minimum resistance to shifting in the transit camps.

8.09.
COST COMPONENTS :

The cost components in a slum upgradation programme would comprise of :

a. Cost of land.

b. Cost of laying physical infrastructure.

c. Cost of facilitating provision of amenities.

d. Cost of providing shelters if any.

e. Cost of providing common taps, toilets etc.

f. Cost of providing transit accommodation.

g. Cost of technical assistance to the slum dwellers in building shelters and obtaining necessary Municipal approvals.

h. Cost of community and social workers for organizing the people and to formulate redevelopment plans with maximum participation from the inhabitants.

i. Cost of administration of the project. 

8.10.
HOME IMPROVEMENT LOANS :

The urban poor have great need for small amounts of money to repair or modify parts of their shelters.  Such modifications, though may cost very little, can considerably bring relief to the living environment of the poor.

It is therefore necessary that there are some innovative methods of financing such loans for home improvement wherein the normal stringent security requirements are suitably altered to facilitate and give better access to institutional financing for the urban poor.

8.11.
CO-ORDINATING WITH LOCAL MUNICIPAL GOVT.

Slum upgradation or redevelopment as a rule should be undertaken only as a joint programme in which the local Municipal Government must be a partner.  Under most of the Municipal Acts in this country, provision and maintenance of infrastructure facilities like roads, water supply, drainage, sewerage, solid waste disposal, health, etc. are the obligatory functions of the local government.

Hence, it is finally the local body which has to take over roads and other services and maintain these permanently.  It is therefore necessary that the specifications and laying of the physical infrastructural services is done with prior agreement of the local authority.

Moreover, there are many community welfare programmes either run or funded by local authorities which can be profitably implemented as part of an integrated slum upgradation programme.  It is therefore imperative that such programme are undertaken with full cooperation of an in co-ordination with the local Municipal authorities.

8.12.
ROLE OF VOLUNTARY AGENCIES:

Without substantial community support and initiative “slum upgradation” is difficult, if not impossible.  The participation of the residents is particularly important for the maintenance of these projects.  Questions of tenure, selfhelp, relocation, compensation, tax collection and enforcement of requirements can only be successfully resolved with the active help and participation of the community in planning and implementing the improvement projects.  Community involvement is most effective when it operates through established leaders, groups, and organizations.  When such leaders and groups exist, it is important to involve them from the beginning in the planning of the project.  Unfortunately, in certain slum areas, there is no social unity.  There may be divisions along racial, religious, linguistic or class lines, all these divisions are likely to be intensified at times of political unrest and economic hardships. Lack of education amongst slum dwellers frequently compounds the problem.  Planners, therefore, have to work closely with the people in the hope that the necessary organization and spirit of mutual help will spontaneously develop.  Often, however, there is a shortage of professionals with training and experience in community work.

In such situations it is the voluntary community development organizations which effectively acts as bridges to deliver the programme of slum upgradation by working with them, educating them, organizing them so that they can effectively participate in the programme.
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9.
ESTIMATING, COSTING AND PRICING

9.01.
DEFINITION

ESTIMATING is the process of working out expected costs of all concerned – related items and ingredients at current market rates and then making provisions for unforeseen expenditures and cost escalation during the construction/development period.

COSTING is a process of working out various costs involved in – assembly – creation of a product by working out direct costs and by allocating indirect costs.  The amount of these various costs put together become ACTUAL COST of a product with need not have any direct relationship with its PRICE.

PRICING is the process of determining value and fixing price for sale accordingly.  It is a combination of the process of valuation and process of determining sale price for a product.

9.02.
COST OF LAND AND INFRASTRUCTURE

The cost of land can be considered in two ways i.e. actual cost paid plus interest on that investment if any or market value that can be realized in open sale.  Charging of any one of the two costs depends upon the policy of the organization.  When cost of acquired land is not paid at the time of estimating, suitable provision will have to be made including provision for the interest component.  Cost of infrastructure is the amount spent on provision of various services like water supply etc. It also includes interest capitalisation and agency charges depending upon the policy of the organization.  Infrastructure items include, water supply, sewerage, drainage, electricity, land dressing, filling and other land development items like landscaping, street furniture, etc. which can be included under environmental planning.

Cost of land and infrastructure together constitutes total cost of developed land. It is possible that agency establishment charges or overheads are charged on the basis of cost of land and infrastructure together instead of adding on individual items.  This depends upon the system adopted by the organization.

9.03.
COST OF CONSTRUCTION (shelter)

It is worked out at two stages. First is at the estimation stage.  At this time costs are worked out with the help of schedule of rates for the current year, provisons are made for certain items which are likely to occur due to the likely time gap between estimation and actual construction.  These provisions are made as a percentage of the basic estimated cost.  Second is at the stage of completion of construction.  At this time almost all actual costs are known.  Certain direct costs or overheads are added to the actual costs.  These overheads may be added as a percentage of the basic costs or as per allocated costs.

9.04.
COST OF MONEY

Any money used for manufacture – assembly – creation of a product is called capital.  The capital used in the activity of production is an investment and it is necessary to make provision for adequate financial return on this investment.  This return on investment in case of housing is the interest.  It is decided in proportion to the capital/investment per time unit.  This interest is the cost of MONEY utilized in production.  A provision is made in the estimates under “interest capitalization”.  It means interest at a fixed rate for the average period of construction (production) assuming investment is made at a uniform rate of interest throughout this time period.  Progressive interest capitalization on the investment for full period of construction would be more accurate.  However, a simple system of interest capitalization for half the total period of construction at the rate of interest applicable to the source of funds is adequate for the purpose of costing of shelter projects.

However, many a times the intended money for a low cost shelter programme is not available in time when the organization may have to use its own funds which may carry a rate of interest higher than that changeable to the project.  In such cases, for correct costing, interest capitalization should be done at the actual interest rate and not at the rate changeable to the project.

9.05.
COST ESCALATIONS

At any point of time, costs are on increase due to natural process of increase in the cost of all commodities.  The phenomenon is known as cost escalation.  It is, therefore, necessary to make provisions for the natural cost escalation in the estimates while working out estimated cost of a product.  This provision is made as a percentage of the basic cost of construction.  This provision is not made for the land component because land cost is normally paid for at the time of estimation and the interest component takes care of the increase.  However, for construction, direct costs payable are likely to increase and hence provision of escalation is necessary.

At the time of costing, only the escalation paid to the contractor is required to be added to the costs.

9.06.
ADMINISTRATIVE COSTS

Any basic function of production needs supporting functions which may not be directly required for the production process.  Costs of these supporting functions are indirect costs or overheads.  These costs need to be recovered in the price of the product.  The component of costs of administrative functions such as administrative departments costs, costs of head office, cost of indirect staff, costs of office and equipment, etc are ADMINISTRATIVE COSTS.   Presently it is the practice to levy 10% of all costs put together towards recovery of these Administrative costs.  The percentage and system is constant for estimation as well as costing.  These costs are charged on the cumulative total of all other costs because the administration is required to be done for all activities – put together.  No actual costs are worked out for these functions because these are fixed costs.  Hence it is necessary to carry out a certain quantum of work per year in order that their percentage is not too high on the total direct cost. 

9.07.
COST OF SALES

In case of products which are necessarily sold with the help of marketing strategies like advertisement department of marketing etc. it is a practice to estimate and to allocate cost of sales separately.  Such a practice needs to be adopted by public agencies for housing.  The cost of sales can alternatively be included in administrative costs.  Generally, the efforts required to be made for sale of HOUSING do cost money in terms of printing, stationary, commission to the bank for accepting the forms etc.  Moreover, it may be necessary to adopt more vigorous marketing efforts for non-residential buildings and other developments and hence suitable provision for the cost of sales in estimates may become necessary. 

9.08.
PRICING METHODS

Pricing, as explained earlier is process of fixing a sale price with reference to costs and capacity of the market to pay for a particular product depending upon its use, need, supply, demand etc.  The methods of pricing are therefore based on the nature of product.

There are two basic methods for pricing.  First is based on past trends of prices for same or similar product and deciding price of product accordingly assuming certain projections.  Second is based on actual accosts and certain profit.  However, both methods are not directly suitable for housing.  Considering the need, target group and its affordability, social considerations and the policy of government etc. it is not possible to link-up prices with the market trend.  It is also not desirable to base prices on actual costs plus profit.  It, therefore, becomes necessary to fix the prices with a view to avoid profit as well as loss.  Hence generally, the method of actual costing is adopted with differential allocation of costs.  The differential allocation is normally done for indirect costs or costs other than construction costs.  Thus, a higher component of indirect costs and profit may be changed to the higher income group housing while a lower component of indirect cost can be charged to the low income housing and no profit may be charged.

9.09.
CROSS SUBSIDIZATION

The sale prices of different categories of shelters are governed by norms laid down by the government or financial institutions, particularly HUDCO.  These norms are based on the concept of affordability of families of different income groups.  In order to keep the costs of various modes of housing within the norms it may become necessary to adopt the technique of cross subsidization in pricing wherein, for the same project, land may be priced higher for HG and lower for EWS.  The surplus amount generated by sale at higher price than actual cost is to be used for subsidizing the actual higher costs not recovered due to subsidy in the EWS category.;  The principal is commonly used by development authorities for various schemes.

The major danger is when due to the hidden subsidy, the price of the EWS shelter becomes far lower than the market price, motivating  the beneficiary to sell off the unit.  Hence, either in case of differential pricing or cross-subsidy it is necessary to see that the final price of the EWS unit is not far too lower than the market price which may include the beneficiary to sell off and thus defeat the very purpose of cross-subsidization. 

9.10.
PROFITS

The amount of different between actual total costs and the realized price at the time of sale is termed as profit.  The profit realized by any organization does not indicate its efficiency as commonly considered true.  It merely expresses the capacity of the market to pay and the capacity and of the organisation to manufacture/or create the product.  In other words, if the market is unable to pay even the costs, there would not be any profit and there may even be loss.  In housing organisations the amount of profit is decided on the basis of the capacity of the market to pay. Organisations working on the principle of NO PROFIT NO LOSS BASIS charge ascertain percentage of the basic costs as profit mainly to charge lower costs to the lower income group housing.  The amount can be fixed in proportion to the basic costs and must have a definite relationship with the capacity of the market to pay, for a similar product by any other organization.

G L O S S A R Y

ACCESS
:
Access street/pathway providing direct access to plots, buildings, row houses etc. with no through traffic function.





AFFORDABILITY
:
The amount of money that a person or family can pay for housing/shelter/plot/site after other essential expenditure is met from the total income.





AMENITY
:
Any use of land or built-up space (other than the residence of a family) meant to help the daily life of the people.





BENEFICIARY
:
The person/family who is the final user of the plot/shelter provided by a housing agency.





BUILDING CODE
:
Statutory regulations governing the development land and building construction applicable in any specific area.





BUILDING LINE
:
The limit of permissible building construction within a plot, along the road etc. normally prescribed by the building code or development control rules or Town Planning by-laws.





BUILDING SYSTEM
:
A preplanned process of building construction normally referred to in prefabricated or partially prefabricated construction, specifying the building components, their specifications and sequence of erection.





BUILT-UP AREA
:
Area measured between the outer limits of the building constructed including balconies and all common areas.









CARPET AREA
:
Usable area within the walls of a building normally excluding the area occupied by walls.





CIRCULATION
:
The land area primarily used for movement both on foot and by vehicles.





CLUSTER
:
A group of plots/residential buildings around a common open space/garden.





COMMUNITY SPACE
:
Land not built upon and used for access, recreation, etc. maintained by either the surrounding residence or by the local government.





CONVENIENCE SHOPPING

Shops  catering to absolutely necessary daily necessities of life located or conveniently walk able distance within a residential development.





CORE UNIT
:
Development on a plot prior to sale/lease comprising at a minimum a connection point to essential utilities system (water supply – sewerage – electricity)  and at the maximum built accommodation designed to be the first phase of a larger house in future.





CROSS SUBSIDY
:
A form of subsidy generated within a project usually by differential pricing of plots/ shelters so that the excess over cost by serving expensive land/shelters can subsidies sales to lower income groups.





DELIVERY SYSTEM
:
The physical system designed to service individual plots/buildings with utilities such as water supply, sewerage, electricity etc.





DENSITY
:
Ratio of dwelling units/plots to the area of land including all amenities and services (GROSS) or excluding these components (NET)

















D.C. RULES
:
Development control rules particular reference to Bombay.





DETACHED BUILDING
:
A building standing independently within a plot and not connected to adjacent buildings physically.





DEVELOPMENT PLAN
:
Statutory or proposed development plan for a city/town prepared under relevant legislation.





DEVELOPER
:
Agency that develops a piece of land providing all utilities within it and constructing buildings for residential or other purposes.





DWELLING UNIT
:
Totally built-up or partially built-up residential premises meant to house a single family and includes a developed site.





EFFICIENCY OF LAYOUT
:
The relationship of the area of land actually utilized for locating residential units to the total land including areas for utilities and amenities expressed as a percentage of total land for the project.





EFFICIENCY OF UNIT DESIGN
:
The relationship of area of dwelling unit under actual use for habitation with the total area of the dwelling unit including circulation and wall areas.





FRONTAGE
:
The maximum length of a plot/building facing the access street.





F.A.R.
:
The ratio of the total built-up floor area in a plot to the total area of the plot expressed as a single number. E.g. F.A.R. 400 indicates the total floor area taking one total plot area as a base 100.









F.S.I.
:
The ratio of the total built-up floor area in a plot to the total plot area expressed as a single number e.g. F.S.I.  1.a. indicates the total floor area to be 1.a. times the total plot area at a base of 1.





FEASIBILITY STUDY
:
Preliminary investigations or studies to assess whether a project is capable of realization within the parameters prescribed (WORLD BANK DEFINITION: identification and preparation of preliminary design of technical and institutional alternatives and comparison of respective costs and benefits inclusive of detailed investigation)





FACILITATOR
:
An agent providing components for development to act as catalyst to accelerate the process of land development/ construction.





GAOTHAN
:
Original human settlement representing generally.  The physical limits of area developed organically prior to initiation of a planning process, normally evident as the core area of the present city/town.





GROSS DENSITY
:
Sea Density.





HABITAT
:
The total human environment including all physical, social, economic facilities for healthy living of people.





HABITABLE ROOM
:
An enclosed and roofed space used for inhabiting and excludes passages, toilets, kitchen, store rooms etc.





HIGHRISE
:
Any building requiring mechanical vertical transportation system and would normally mean buildings with ground and four or more floors.





HOUSE
:
A dwelling unit constructed for use by any family.





HOUSE SYSTEM
:
A preplanned process/system of providing shelter on a mass scale and only include provision of sites as well as buildings.





HOUSE HOLD
:
A group of persons sharing a common dwelling unit especially the kitchen and may comprise of more than one family.





INDUSTRIALISED BUILDING
:
A system of building construction where in one or more components of the building are mass produced and the entire construction process is a kin to manufacture in an assembly line production.





INFRASTRUCTURE
:
Basic installation of utilities such as roads, water supply, sewerage, solid waste disposal system, electricity etc.  which are necessary for urban development. 





INFORMAL HOUSING
:
Housing development carried out by individuals involving varying degree of self help from the household involved.





LANDUSE
:
The major use to which any particular piece of land is put to.





LANDSCAPING
:
The provision of paving, retaining and boundary walls and fences, trees, shrubs and related irrigation.





LOW COST HOUSING
:
Provision of basic amenities for a shelter within the affordable cost limited for any particular target group of population.





MODULAR COORDINATION
:
Co-ordinating the size, dimensions or area of all the components used in a shelter by adopting a single common lowest size, dimension or area so that all components are a multiple of this common module.













MONITORING
:
The process by which information on key aspects of the project is collected regularly in order to assess progress relative  to plans and foam a basis for the review of plans.





NEIGHBOURHOOD
:
An area whose inhabitants share certain social services such as a primary school. They are usually designed to minimize walking distance to school and avoid the crossing of major roads by children.





NET DENSITY
:
See DENSITY





OFF SITE
:
An construction/provision of utilities beyond the boundaries of individual sites mean for the shelter of single families, but serving the total population in the project.





ON SITE
:
All construction/provision of utilities within the boundaries of individual site meant for the shelter of a single family.





OPPORTUNITY COST
:
(of land) An amount of money which a piece of land would common if sold on the open market.  This amount represents a lost ‘opportunity’ and is therefore a cost to the project. 





PARAMETER
:
A figure or quantity used as a limit which is constant in a particular situation but which may change if that situation is altered.





PATHWAY
:
An access to a plot/shelter/building of such width and specification as can afford only pedestrian movement normally.





PLOT COVERAGE RATIO
:
The percentage area of an individual plot/site which can be built upon at ground level by the construction of a house/building.





PRIVATE HOUSING
:
Housing/shelters built by private enterprise which includes co-operative efforts.





PROJECT PLANNING
:
Conceiving a project based on given parameters of land, infrastructure, costs, materials, resources, systems and manpower.





PROGRAMME EVALUATION AND REVIEW TECHNIQUE
:
PERT: A system of evaluate the progress of a project and apply corrective measures to conform to original time and cost schedules.





PREFABRICATION
:
Making of one or many components of a building in advance of its actual use and time for its incorporation in the building. 





PRIVATE OPEN SPACE
:
The land area for the exclusive use of a single or group of beneficiaries through which no utilities/services can be laid that do not serve the same beneficiaries.





PUBLIC OPEN SPACE
:
The land area for the free use of general public and maintained by the local authority.





PUBLIC FACILITIES
:
Services such as schools, health centres, places of worship, community centres, public toilets etc. required by the community.





PUBLIC HOUSING
:
Housing  meant for general public normally constructed by a public sector housing agency.





RESOURCES
:
Public and private finance, land, labour and materials available for the implementation of the plan.





RIGHT OF WAY
:
The total width of a road along with its pavement and future reservations. 





ROW HOUSING
:
Houses built in a row with two of thin walls common and shared with adjacent houses.





SANITATION
:
Measures for the promotion of health in particular drainage and sewerage disposal.













SERVICES SITE
:
A housing plot/site fully services and connected to the main water supply, drainage, sewerage, solid waste disposal, electricity and road system.





SEWEAGE
:
Human waste and waste water usually carried by a sewer pipe or stored in septic tank or pit latrine.





SEWERAGE
:
A system of sewer pipes to carry sewerage.





SEMI PUBLIC AREAS
:
Areas for use of an activity where access is restricted to only group of people and at specified times.  Such as stadiums, shopping centres etc.





SEMI PRIVATE AREA
:
Areas which are meant for use by identified group of beneficiaries and maintained by them who can restrict access to these areas by public such as terraces, stilts, pathways, driveways etc.





SITE PLANNING
:
Preparation of a layout design for a given piece of land without reference to the surrounding development.





SITES AND SERVICES
:
A method of deciding common modules, designs, processes so as to reduce the repetitive quantum of work in a project.





SUBSIDY
:
See Cross Subsidy.





SUPERSTRUCTURE
:
All building works above the ground.





TARGET POPULATION
:
Identified segment of population with known socio-economic characteristics for whom a project is to be undertaken.





TRANSIT HOUSING
:
Shelters provided to identified families for their temporary accommodation for their permanent shelters are ready.









UTILITIES
:
Physical services such as water sewerage and electricity but excluding roads.





WALK UPS
:
Buildings having maximum ground and four floors without any mechanical means of vertical circulation requiring residents to ‘walk up’ the stairs to topmost floors.

( These Housing Guidelines were prepared by the Author as a Consultant to the Maharashtra Housing & Area Development Authority )

