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Mesasacie

The Japan International Cooperation agency (JICA) in Nepal
gives positive suppaort to the Japan Oversees Cooperation
volunteers (JOCVY) working in Nepal. Altogether five hundred
and seventeen volunteers have worked in Nepal till Jan,19%92.
During this period the JOCV volunteers with the help of
Nepalese people have completed many successful works, which
have played an important role in the development of
friendship and amity between the pecple of Nepal and Japan.

The idea of conducting this study was conceived by two-
valunteersia town planner and a senlior surveyaor), as the
part of their activities in Nepal to explore whether the
Land Readjustment Program can serve as a viable altermative
for the better land use of Kathmandu. The study also aims to
identify the future potential of the Land Readjustment
Frogram for the planned Urban Development of Nepal and this
report 1s the accomplishment of the:ir studies.

I hope that the landowners of the study area will adopt the
Land Readjustment Program, and will bhe very happy if the
plan is implemented and becomes a model for future planning
in Mepal.

Finally, I would like to express my sincere gratitude to all
the people, hoth Nepalese and Japanese who have helped the
JOCY volunteers for making this study a success,

/%W

(Tkyo Kameda)
Resident Representative of JICA in Nepal
March, 1992



Messaqge

The population growth rate of the wurban areas of Nepal is
extensively high. This has resulted in many problems in
urban areas, which has risen in proportion to the population
growth. The continuous emergence of degrading urban
cettlements is also due to the planning activity not being
able to cope with the population growth, due to which,
Settlements bave also emerged in areas which are not
equipped with infrastructure network. The installation of
infrastructure network in such areas in future would also be
a problematic. Hence, in order to speed up the planning
process, the feasibility study on bLand Readjustment so
called kukakuseire in Japan has been done, in which,the area
is planned and equipped with infrastructure facilities by
sharing certain amount of land.

The study team feels that the Land Readjustment is a
feasible technique in Nepal. It's experience 1in Land
Readjustment is for the first time. Hence H.M.G. Nepal
should co-operate with Japan Government {which has an
extensive experience in Land Readjustment) in future for the
proper and speedy application of Land Readjustment in Nepal.

Finally, I would 1like to thank all the landowners and the
concerned D.H.U.D. staff for their kind co-operation.
Lastly, but not the least, I wish to express my sincere
gratitute to all the study team members for their extensive
effort - without which the study would have been incomplete.

{Terushige Amide)

Team l.eader .



Mo S aqe

The fast growing wurban areas of Nepal have experienced
problems related to planning and environmental degradation.
Although, H.M.G. Nepal has been involved for the planned
development of such areas but has not been able to keep pace
with the rate of urban growth. The private developers, other
actor involved in land development for housing, has not been
environmental conscious and aware of future congestion and
hence have been developing areas only with some sort of
access .facility. Future installation of infrastructure
facility in such areas have shown too many problems and 1is
expensive.

The idea of conducting a feasibility study on Land
Readjustment was conceived during our frequent discussion
with two J.0.C.Y. volunteers who made us aware of the fact
that Land Readjustment (similar to Land Pooling) has been
done through the formation of landowner’'s co-operative in
Japan. Hence, the idea behind the study is to check whether
the Land Readjustment can be feasible in Nepal through the
landowner's committee.

Dur experience during the study revealed the fact that Land
Readjustment is gquite feasible in Nepal where finance & land
management bas been the major burden in the land development
for housing and Land Readiustment avoids both.

Finally, we would like to express our sincere gratitude to
J.I1.C.A. for supporting us without which the study wouldn't
have been possible. Special thank also goes to two J.0.C.V.
volunteers (Mr. Terushige Amida & Mr. Ryosaku Maida) for
taking keen interest in the proper development of
residential areas of Nepal.

N,

‘-

{Rajesh Shrestha)
Representative, Study Team Members
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INTRODUCTION

The study was conducted through the grant funded by Japan
International Co-operation Agency (JICA) as a part aof JOCV
activities in Nepal. The main purpose of the study was to
investigate the scope of Land Readjustment Program for the
urban housing. The objectives of the study were to,

2. Identify the most suitable form of land development
program from the existing programs for the planned
urban development of Kathmandu.

b. Identify various issues in executing land development
programme.

c. Identify potential area for the Land Readjustment
programme in Kathmandu.

The report is divided into two parts. Part I deals with
various approaches in urban land development adopted by HMG,
Nepal and part 11 specifically is a project proposal for a
lLand Readjustment praogramme in Kathmandu.

The study team consisted of following persons.

1. Mr. Terushige Amida Team Leader
Town Planner, JODCV

2. Mr. Ryosaku Maeda Senior Surveyor, JOCV
(Returned to Japan
on 5% Dec. 1921)

3. Mr. Rajesh Shrestﬁa Architect/Planner
4. Mr. Iswar Lal Joshi Architect/Planner
5. Mr. Arjun Bhalta Joshi Engineer/Planner
b, Mr . Bavi Shrestha Adm./Mgmt.officer

We are very much thankful to Mr. Suman Ratna Tuladhar for
his cooperation.

lLastly, but not the least, we wish to express our gratitude
to Mr. Devendra Nath Gongal for his casual guidance and the
Department of Housing and Urban Development for 1its
cooperation.

The study commenced in oct - 1921 and completed in March
1992,

SULD Team



II.

ABSTRACT

National census conducted in 1991 indicated a population
growth rate of 2.1 percent during decade 1981-1991, thus,
population reaching a figure of 18,442,081. However, the
population growth rate of 4.4% (average) in urban areas isg
more than the growth rate of national population. The higher
grawth rate in urban population is due to the migration of
rural population in search for better facilities and
avallable Jjob opportunities. The 1991 census shows 9.1
percent of the national population staying in urban areas
which was &.2 percent in 1981 and 4 percent in 197i. This
continupous rise in urban growth rate demands more land for
urban use for residential purpose.

The modern concept of planning “plotted development” started
since 19746 1n Nepal but explaoration of various residential
land -development techniques started only after the formation
of M.H.P.P. in 1988. In addition, prior to 1988, H.M.S5.
undertaking agency was the only agent formally involved in
land development programs. The demand for housing plots is
very high in Kathmandu whereas government agencies are not
able to cope with this demand. However, informal lTand
develeopers providing bhousing plots irrespective of the
infrastructure facilities and proper access are very active,
This lead to the emergence of urban slums like Baneswore.
Settlements like these not only have problems within
themselves but also have created problems which effect the
entire valley.

Land development techniques for housing like Site and
Service, Guided Land Development and Land Fooling were
practiced to develop proper residential areas. However,
their degree of success varies iIn different schemez. The
success of each of the above mentioned programs would depend
upon the proper identification of the appropriate technique
with reference to the land value, landowners psychology etc.

The first part (Part I) of the report deals with various
land development and housing programs with an overview of
the existing institutional and legal framework and reviews
each of the -eristing programs to identify the most suitable
technique for developing land for residential purpose in the
fast growing urban areas like Kathmandu.

The second part (Part 1II) of the report investigates the
future potential of Land Readjustment program in Kathmandu
through the implementation of the pilot project.

i1
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1.

1.1

URBAN PLANNING IN NEPAL

ISSUES 1IN URBAN PLANNING

1.1.1 URBAN MIGRATION

The normal trend of migration in Nepal is migration from
hills to the plains and specially in urban areas, one half
of whom are found in urban centres. Among the migrants
survayed 41.5% reside in urban areas, 32.7% and 25.8% in
northern and southern rural areas respectively.*

The principal wurban destination of the migrants include
Kathmandu urban areas and the Terai towns. The flow of
migrants fram rural ta urban areas is shown in table 1.
Analysing the migration figures of various urban areas
Kathmandu clearly bypasses others. Several factors play key
role in this, Some of the main factors are listed below.

a. Better employment opportunities.

b. Main Administrative and Commercial Centre.

C. Country Capital. ’

d. Only area with direct access to the Third World.

e. Only area properly equipped with Medical and
Institutional Facilities.

Migration is regarded as a factor creating positive impact
in the economic development of the area experiencing in
migration. However, with H.M.G. unable to take timely
measures, 1t has created seripus problems in  such areas.
Some of the key issues and results of in—migration in
Kathmandu are listed below.

a. Demand more than supply.
b.  Urban congestion and environmental degradation.
C. Social impact.

d. Urban Growth.

Demand for housing in urban areas and especially Kathmandu
is more than supply. This in combination with the constant
increasing population growth rate are the main cause for the
price escalation of the housing ploats, having repercussion
on the affordibility by majority of the income percentile
for housing plots. This will not only lead to the amergence
of squatter settlements and urban slums but will eventually
force out poor from urban areas as illustrated in Fig. 1.

¥ Source - Nepal Urban Development Policy Study.

1



Table 1. Higrsation in urban areas of Nepal - 1986

(] . ]
[ . o
iMigration stream : Migrants (%) !
[} |
A, ;
i1Village to towun 81.32 !
| ' {
[} 1
iTown to town 16.86 !
1 : [}
[} [}
yNot stated . 1.82 !
i i
T T T e e e I
1Total % 100.00 !

Source: Central Bureau of statistics 1986.
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1.1.2 URBAN GROWTH

"Nepal is one of the least urbanized countries in the world
with 33 municipalities having an estimated at 157 million
inhabitants or about 9% of the total population” (Land for
shelter, Aug. 1991). However, the rate of urbanization is
increasing substantially in relation to the pace of
development.

. By the end of Rana Regime, Nepal had ocnly 10 urban centres,

" five of which were located in ‘Kathmandu Valley and the
remaining in the Teral. Various towns of the wvalley
comprised 834 of the urban population of the country. The
remaining urban centres were commercial, industrial and
administrative centres along the gouthern Indian border.

However, since 1971, Terai Towns has witnessed the most
pronounced and rapid urbanization. By comparison the urban
centres of Kathmandu Valley have grown at much slower pace
over 1971-1981 period. "Mepal Urban  Development Policy
Study’ points out that by 1981 over 504 of Nepal's urban
population was concentrated in Terai and inner Terai, while
the valley’'s share of natiomal urban population had declined
to 3B%. However, interms of total population, Kathmandu
urban areas have withessed a dramatic increase with the
figure reaching 46,BB8,921 by the year Zu0l(refer table 2).
Interms of share of urban population with respect €0
national population, 1971 showed 4%, which rose to &.2% by
1981 & at present (1991) 9.11% of the national population
reside in urban areas thus showing the constant increase in
urban tetal.x

Overall, the designated urban population is increasing at
about 5% annually, which would total up to 3.2 milliaon by
the vyear 2002, representing 134 of the nation’'s total
population. In addition, more settlements will most probably
be classified as urban areas further increasing the urban
total.

Towns and cities in Nepal are converting agriculture land
into urban use at.-rapid pace to accommodate the increased
urban population. K.V.U.D.P.P.points out the increased in
urban land from 5 to 11 percent of the valley area. Most of
this has occurred due to expansion of Greater Kathmandu
especially to north and north west of the core area.
Expansion has also occurred along radial routes, notably the
roads to Bhaktapur, Thankot and Godavari.

Urban expansion in the valley between 1971 and 1981 was on
well drained elevated tar lands and areas adjacent to ring

¥ Source: TRN



Urban Population Growth: Xathanndu, Lalitpur and Bhaktapur.
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road like Balaju, Maharajgunj, Jawalakhel etc. Develgpment
since 1981 has occurred on well drained land in urban
fringes and centrally located wndeveloped low lying
agriculture pockets along the banks of rivers; Bagmati,
Biahnumati and Dhobi Khola. The urban expansion of Kathmandu
relative to time is shown in plan 1.

The predominant landuse in these expansion areas is
residential. K.V.U.D.P.P. points out the 1increase in
residential area from 861 Ha to 1936 Ha during the period
1971-81 which further rose to reach the figure of 2974 Ha.
by 1921. However, other landuses (except oppen space and
recreational areas) have shown a very nominal increase in
this period. In contrast, openspaces and recreational areas
have decresesed from 259% HMa, to 143 Ha. during the period
1271-1%921. The comparative study of areas occupied by
various landuse with reference to time is shown in table 3.

1.1.3 LAND__ DEVELOPMENT (RESIDENTIAL. )

Traditional settlement pattern continued until 1950, which
were compatt, generally located on tar lands and preserving
alluvial filond plains for agricultural use. However,
development since then has been just reverse; scattered and
respective of the topography and soil condition. The nature
of settlement pattern before and atter 19250 iz clearly
evident from the study of urban dengities in table 4, The
average density of urban development in Greater Kathmandu
between 1971 and 1981 was of the order of 40 fto 30
persons/ha, whilst, the overall city urban density was about
2?4 persons/ba, largely due ke high densities of the city
core areas. The gross density of various areas of Kathmandu
is shown in plan 2.

The total housing stock in 1971 as conducted by the
department of Housing and Physical Planning was 27,210 for
Kathmandu and Lalitpur Municipality. This figure has
escalated upto 61,236 by the year 1990, considering 2%
depreciation of the housing stock (for replacing old housing
stock).¥ As the wurban core areas were already saturated,
most of these developments occurred in urban expansion
areas.

H.M.G. initiated Land Development and Housing projects could
pravide only 1424 housing plots in Katbhmandu through two
housing schemes named Kuleswor and Galfutar, till 1990
whereas the actual supply of housing plots during this
period was 34,0246. The net balance was supplied by the
private developers and brokers through the informal land
market. The areas developed through informal land. market.

¥ Source : K.V.U.D_.P.P
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Table 3. Greater Kathaanou Land use with tiae

5.Hp bse 1971 1981 1991 Fercent Change per Annua.
;; ------- ;__- ;; ------- ;--- g;-"' 2-_— 19?1-&I~;;Bi-91--1971*91

! Residential Wi WL 32 % 8 4G
2 Institutional 289 ] 443 7 413 b 4 0 2
'3 Residential run Con. A T TR - R 5 5 b
% Service/coemercial 23 ] ¥ i ih i 5 -1 4
5 Open space/Recreational 239 4 245 b 143 2 it -5 -3
& Industrial use 26 o 99 - 2 112 2 14 1 8
7 FPolicelMilitary L9 ! 144 2 184 3 il 2 7
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7 ARirport T IR ¥ 4 AT i i 7 ]
1o Forest b1 1 6l 1 8l 1 ] 0 o
i1 Agricultural lang 4,271 ag 2,731 43 1,18 2 -é -4 -4
12 River 241 1 2 LI i 0 0 0

Source 3+ KVUDPP



Tabel 4. Densities of Various Aress of Kathmandu
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3
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Source: KVUDPP
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show total absence of planning controls and lack of thought
for the site selection. Hence, majority of housing plots
in such settlements have a problem of motorable access,
basic services and social amenities. Moreover, these areas
‘donot seem to have provision for future installation of
service networks.

Due to such shortcomings of the prevailing informal land
supply mechanism, there exist number of praoblems in such
settlements. Some of the key issues and the problems
existing in old and new settlements are briefed below.

a. Kathmamdu urban ctore areas have density as high as 850
persons/hect. With exception to the care areas the
densities of other urban areas of Kathmandu are very
low ranging form 5 to 140 persons/hectare. The highly
dense core areas have resulted in  urban congestion and
environmental degradation.

b. The high density of the core areas have also resulted
in inadequate and nonfunctioning of the infrastructure
network. Potable Water has become a universal problem
in all caore areas where as sewer line face the problem
of frequent overflow.

c. The urban migration and the rapid pace of urbanization
are the main cause for the fragmentation of
traditional communities. Hence, urhan elements which
were for community purpose & maintained by the

commuriity have seized to function and maintained.
Instead, these have become a source of environmental
pollution and health hazard.

d. The highly dense urhban cares result  In urban
congestion. This along with the deterigrating Grban
structures and- degrading urban services are the main
causes of transformation of urban cores into urban
slums.

e. Development of most of the new settlements in unplanned
manner is more of an grganic fatured with #arrow
winding lanes resulting in congestion. In most of such
settlements developments have occurred anly along the
lanes thus 1leaving inaccessible blank land parcels
leading to sprawl development.

f. New settlements are developing in unpltanned and unco-
ordinated manner with very little effort for community
services. These settlements not only lack
infrastructural networks at present but are also
developing in hapazard manner with no consideration for
future installation of infrastructural networks.

11



Q. Lack of proper zoning in new settlements has resulted
in mixed landuse with light industries existing in the
middle of residential areas. Industries like garments,
metal works etc. are the main source of noise and solid
waste pollution, power fluctuations etec in residential
areas. :

"l.and development and conservation scheme" prepared by
D.H.U.D. in 1988 defined the green belts and the flood
plains in Kathmandu wvalley within which development was
prohibited to maintain the ecolegical balance & preverse
fertile land for agricultural use. Due to the freguent
resistance from the landowners, H.M.G. was unabhle to
implement this landuse plan. This, in addition to the
unplanned development of new settlements is bound to create
number of problems some of which are mentioned below.

a.. The sprawl development of residential areas not only
increases the cost of infrastructural network but also
results in loss of agricultural land. " If urban
development continues at the prevailing density
increase (overtime) considerable maore land than is
necessary will be required to accommodate future needs®
K.V.U.D.P.P.. Kathmandu Valley Urban Land Policy Study
has predicted that unless drastic actions are taken,
approximately &60% of the entire valley will have been
urbanized by year 2020.

b. Due to the constant transformation of agricultural land
into builtup areas, the traffic & industrial air
prllution and government unable to retain green belts,
Kathmandu Valley has started to act as a green house.
Indications of degrading climatic performance of the
valley are alredy evident.

c. Lack of sewer lines in newly developed areas and
discharge of untreated industrial waste has resulted
in shallow ground water and river pollution. Although,
core areas and few new developed areas are equipped
with sewer system, but the effluent is hardly treated
before discharging inte river, resulting in river
pollution. :

d. The leakage of water supply mains and distribution
system and the location of these, are the main cause of
water pollution, due to siphoning of waste water or
sewer into the supply line.

This along with III are the main causes for the
frequent out break of water borne diseases.

12



e. Narrow and organic natured lanes created in new

settlements either by G.L.D. programs or private
developers will form traffic bottlemnecks in future as
the density increases. In addition, installing

infrastructural mains in such areas will be extremaly
expensive. '

PROJECTS AND PROGRAMS HINDERTAKEN

Urban Planning in the modern sense was started in Nepal in
the early. Ffifties. Rajbiraj can bhe considered as the first
new town to be planned and implemented. Then from late
fifties to early sixties two new towns were planned and
implemented: Bharatpur in the central terai and
Mahendranagar in the Far Wester Terai. However, both the

planning and implementation aspect in the building of these

towns were weak due to two main reasocns.

The UN assistance to Nepal in Town Planning started in 19&2.
With this, = town planning activities started to gain
momentum. A new legislation “Town Development Act 1963" (
the 1943 act) was Tformulated and promulgated. The
contribution of UN experts and consultants in the field of
planning were significant at this time and the Kathmandu
Valley Development Plan 1969 was prepared by the Department
of Housing, Building and Physical Plapning in 1969. The
adoption of regional planning reflected in the National
Pevelopment Policy 'in the fourth five-year plan (1970-793)
should he considered as starting point af madern wrban
planning .in Nepal. ;
In 1972 the cowntry was divided into four development
regions and the regional centres were to be developed as
modern urban areas. However, in 1982 the Western region was
further divided into two separate regions, considering the
geographical coverage area and the disparities existing in
the Far Western Develeopment Region. Seo since 1282 there are
five development regions in Nepal with reglional centres as
madern urban areas.

The strategies of national development is formulated by the
Naticnal Planning Commission in collaboration with the

"ministries and departments in five year plans. The explicit

Urbanization Policy was formulated by the NPC only in its
Seventh Plan (1985-1990), recognizing the importance of the
urban centres in national eceonomy. The objectives of the
Seventh ‘Plan for Urban Development was: '

A To dévelop a well conceived and properly managed urban

development plan for the coumtry.

13



2. To create opportunities for productive employment and
increased income side by side with the urban growth.

3. To use urbanization to . supplement rural development
efforts.

Policies formulated based on these objectives tried to
strengthen the 1local governments in formulating and
implementation of urban development plans, promoting non-
farm employment generation in urban place in response to -
rapid population and labour force growth, formulating long
and short term investment programs on the basis of available
resources and capability within urban areas, strategic use
of urban develdpment programs to support rural developments.
The policies alsp gave special attention to encourage self
financing urban development and the mabilization of lacal
economic and finmancial resources, urban environmental
problems associated with the urbanization process and to the
efforts in attracting investment from the private sector
for urbhan development.

The Department of Housing and Urban Development, DHUD, under
the Ministry of Housing and Physical Planning, MHPP, has
adopted two basic goals ‘as a means of realizing the
objectives of the Seventh Plan. These goals are:

i, Fulfillment of the basic shelter needs by the year
2000. '
2. Promotion of the planned development of urban areas to

check haphazard urban growth, to accommodate growing
urban population and to complement rural development.

The DHUD has formulated its strategies to mest these goals
which is to establish an urban development framework through
the integration of infrastructure with land use plans and
the identification of economic growth activities to support
urban develepment; promotion af institutional support
activities by the establishment of financial and technical
institution; positive government intervention to implement
land development projects, strengthening of institutional
linkage and providing support to initiatives of local
municipalities in urban development.

The MHPP's programs may by grouped into five categories:

1. Urban Planning Programs

2. Urban Housing Programs

3. Rural Planning Programs

4. Rural Housing Programs

3. Policy and institutiomal Support for Planning and
Housing.
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Urban Planning_ Programs

These basically consist of land development programs of
sites and services carried out by DHUD and TDE's:
Examples of programs . are Kathmandu, Lalitpur, Lahan,
Biratnagar and Damak. Financing for these projects are
provided through the revolving fund of MHPP. Another
type of Land Development Program is the Guided Land

Development, GLD, which is undertaken with extensive
collaboration with local landowners and residents. The
GLD has been undertaken mostly 1in Kathmandu andg

Lalitpur. For Kathmandu GLD's were carvied out in four
wards in FY 88/82 and additional five wards in FY B89/90

and in Lalitpur five wards and three wards
respectively. GLD programs have also been unhdertaken in
Birendranagar, Pokhara, Bahak tapur, Biratnagar,

Mepalgunj and Birgunj. Land Pooling 1s another type of
Land Development Program. This is a comparatively new
approach in Nepal. Gongabu, (12.5 hectares) is an
example of Land pooling in Nepal,

Under the Urbam Planning program pliysical development

plans for municipalities, district headquarters and
emerging township are also prepared. This involves the
preparation of base maps for these urban centres. The

DHUD with the nelp of Management Support for  Urban
Development (MSUD) was to prepare structure plans for

thirty three municipalities, responding to the rapid
growth of economically strategic locations, progransg
have been made far the development of newly emerging
Towns. The main focus of these effarts have been on

Kohalpur in Mid-Western Region, Attaria in the Far
Western Region, Manthali in the central Region and
Bharatpur in the Western Region.

Urban Hqusing Program

These are basically the same as tand Development
Programme and consist of Site and Services Projects.
Invoivement of private land development and housing
companies in the future is envisaged. Making available
leng term housing credit to low antd middle income

families is also envisaged.

Rural Planning Program

This program was made under the Basic Needs Program.
The Cluster (Compact) Settlement Development Program is
the development of concentrated settlement areas
instead of existing widely dispersed rural settlement
where it is difficult to provide basic services
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efficiently. The CSDP was started in FY 1988/128% with
the aim of implementing pilot programs in all 14 zones
of the country. Gorushinge, Khajura, Lalijhad and Chia
.Kaman were selected for the implementation of CS5DP in
FYy 88/89.

Another Rural Planning Programme is the village Block
Development Program {(VBDP}., The objectives of this
programme are consolidation of village blocks through
infrastructure and housing improvement and
establishment of process of participation by
beneficiaries in actions to meet their interests. This
pragram envisages the titling of land ownership in
17,000 wvillage blocks (covering 18,800 ha.) and
camplement the land titlimg preogram by introducing
physical improvement programs. A Royal Directive has
been issued in this respect and to expedite the
programs of distributing land title certificates. The
department of survey is collecting data on the areas
of land requiring regularization of title.

Another program known as Service Centres was formulated
by the MHPP to provide more equitable distribution of
resources and to increase the pace of development under
this program the MHPP related 17 Ilakas for the
preparation of Service Centre Structure Plan. These
were selected on basis of their basic accessibility,
convenient location and availability of ltand wit the
objectives of making better access to markets for rural
population as well as to observe a part of surplus
rural population and promote the development of compact
settlement within the service centre. This program is
still to be implemented.

The program for establishing Market Towns were
considered very important for both rural and urban
development. Its main nbjective was to strengthen
rural/urban linkage by providing a market for farmers
to sell their surplus products and in this way provides
incentive to produce more. These Market Towns are even
more important since almost all cash crops are marketed
through these towns. They develop links in food
distribution system and work as processing centres.
They also become centres for off farm Employmeﬁf. So
far only case studies have been made of existing market
town like Lamahi, BGhorahi, Tulsipur and Salyan and
workshop held on this topic. However, follow up -works
and studies of existing market towns in other points of
the country is yet to be done. There is also na clear
cut definition of Market Towns so far. ‘
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Rural Housing Programs

This program encourages low incaome rural families to
improve their housing thus seeks to improve the living
conditions of the rural population. Grants and
technical assistance are made available for the
provision of low cost sanitation, roofing, ventilation,
etc. Technical assistance is also provided through the
district offices of DHUD. It is envisaged in this
program to channel funds as grants to targeted
households through local ‘users Committees. 5Such Home
Improvement Programs were Undertaken in two districts -
Baglung and Rasuwa in FY 88/8%. In Baglung low cost
sanitation for 250 households, and fiberglass W.C. pans
were tno be provided as a grant wnder this program. In
Rasuwa a grant of MRs. 200,000 and 100 W.C. pans have

been provided.

Policy and Institutional Support for Hrban Sector

Policy and Technical Support for the Urban Sector
Project financed by the UNDP and executed through the
UN Centre for Human Settlements (Habitat) and MHPP is
a program under this category. This assistance program
focuses oan the housing sector and aims to develop
national shelter policy and strategy, preparation of
national tralning needs assessmeant and strategy in this
sector, farmulation of natiomal building codes and by
laws, preparation of epicenter and seismic maps of
Nepal, development of new building materials and
earthquake resistant building technigues, etc.
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Instituticnal Setup and Legal Framework

There are various ministries, agencies, departments and
corpaoration at the central, regional and local levels that
are involved in the formulation of plans for Urban
development and its implementation in Nepal. These
institutions maybe broadly classified into three groups:

1. Multisectorial and Administrative institutions
2. . Sectorial Agencies
3. Public and Private Land/Housing Companies

Multisectorial and Administrative institutions

ajl The National Planning Commission (MPC) is chaired by
the Prime Minister and is responsible for the
preparation of annual and five year plans. The NPC
consists of members and a secretariat with a vice
chairman heading the day to day work. The members of
the NPC have responsibilities of functional sectors,
one of which is Urban Development and Housing and
program targets for annual and multi year planning with
the help,of HMGE ministries. The NPC. also conducts
periodic reviews of development policies, develops
guiding policies as well as monitors and evaluates the
progress of development works.

B) Ministry of Howsing and Physical Planning (MHPP)

The establishment of separate Ministry responsible for
Housing and Physical Planning under the above name in-
1988 reflects the importance given to Housing and Urban
FPlanning by this time in Nepal. The MHPP is organized
in twe major units:

a) Housing, Resettlement and Urtran Development and
b) Water supply, Sewerage and Sanitation.

The Housing, Resettlement and Urban Development branch,
which include the Kathmandu Valley Develnpment‘
Authority, The Nepal Resettlement Company, The Building
Department and the Department of Housing and Urban
Development, is primarily concerned with policies and
programs relating to Urban Development and housing, and
co—~ordination of physical planning and - its
implementation. The Water Supply, Sewerage and
Sanitation branch, which include the Nepal Water Supply
Corporation, the Solid Waste Management and Resource
Mobilization Centre, and the Department of Water supply
and Sewerage, is responsible for policies and programs
related to its sectors.
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c)

d}

Department of Hpousing and Urban Development (DBHUD)

The DHUD 1is an agency within the MHPP which is
primarily responsible for the coordination and
implementation of housing, urban planning and physical
development works. This department undertakes programs
and execution of projects which are assigned by MHPP.,
PHUD is also responsible for the initiation of housing
and Urban Pevelopment pragrams. There are two division
in the department: Urban Development and Housing. The
responsibility of the Housing Division is to formulate
and implement different types of housing programs and
projects in urban and rural areas, whereas the Urban
Development Division provides assistance to local
municipalities and Town Development Committees on land
use planning, general town plamnipg and town extension
schemes. The five regional offices of the department
provide technical assistance and planning co-ordination
for localities. '

The Urhan Development Division is organized into four
sections:

a) Urban Flanning Implementation

b) Special Praograms and Basic Services
c) Urban Resources Mobilization and

d} Funds and Material Grant Management

The Urban Development Division is a coordinating centre
between the municipalities and other line agencies. The
Urban Development division also provides technical
guidance and municipal finance and administration.

Ministry of Local Developmenl (MLD)

MLD monitors, supervises and supports local governments

(municipalities and Town and Village Development
Committees) as a central government agency. MLD is also
a lead wmipistry for integrated rural development

projects and it provides assistance for the management,
finmnancial planning and general administration of local
governments.There are faur division in the ministry:

1) Urban and lLocal Development
2) Training

3 Co-ordination and planning
4} FPaersonnel and Fiscal
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e)

1)

q)

District Development Committees

With the establishment of the multiparty system in
Nepal after the peoples movement the District
Development Committees replaced the District

‘Panchayats, In the Panchyat Systems Towns were legally

subordinated to - the Districts and Districts had the
authority to approve or reject plans and investment
programs of the Towns. Due to this there were some
friction between the number of larger and powerful
Towns and the Districts in which they were located.

The District Development Committees were formed in an

ad-hoc basis soon after the fall of Panchayat System.
8o it is yet to be seen how these issues are going to
be addressed when the new legal and administration
system will be farmulated for local governments.

Municipalities

There are 33 municipalities in Nepal. The
representatives of wards, the Vice-Mayor and the Mayor
together constitute the Town Assembly which acts as the
local legislative body. Each municipality also has an
administrative branch. In the panchayat system the head
of this administrative branch used to be a civil
servant deputed from the ministry. Since the advent of
the multiparty system, the municipalities have been
functioning in ad-hoc basis. The elections for the post
of Mayor and Vice-Mayor have not yet " been held so the
municipalities are headed by civil servants deputed by
the Ministry of Local Development. The municipalities
have a wide range of responsibilities including urban
planning and provision of municipal services. The
municipalities prepare their town development plans,
acquire land for development purpose, coordinate with
the government agencies and regulate building
construction activities. Up to the present time the
towns have weak technical capacity and only very
limited authority to act without the support and
approval of HMG agencies, even though the towns have
various source af tax and non-tax revenue.

Town Develppment Fund Bpard {TDFB)

The TDFB has been created by HMG in 1989 to provide
financial and technical support to the municipalities.
These supports are provided in the way of loans and
grants - to the municipalities for the improvement of
infrastructure and revenue generating projects and far
the consultancy services of these projects which
contribute in the overall urban development. The TDFB
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h)

i)

grants long term loans at low interest rates o the

qualifying municipalities for the above mentioned
projects. Grants are usually provided to the
municipalities for planning and implementation of
demonstration projects, health education programs,

improvements to tax record systems and preparation of
project plans or feasibility studies, Grant funds have
been praovided to the TDFB by 5TZ, the German
Development Agency. toan funds are provided by the
World Bank (IDA) through an approximate US % 10 million
credit. The secretary of MHPP 1is the chairman of TDFB,
12 members represent the MLD, the ministry of Finance
Municipalities, DHUD, Mepal Rastra Bank, another
financial institution and the executive director of the
TDFB. UNCHS (Habitat) is initially providing technical
assistance to the TDFB for a pericd of  three years
which started in 19%0.

Town Development Committees (TDC's5)

The Town Development Committees are formed in Urban
areas. Fifty percent of the TDC's members are public
representative and social workers (refer fig. 2). HMG
can create Town Development Commititees in any specific
area under this act and so far twenty six TDE has been
created in wvarious municipalities excluding the
municipalities of the wvalley where there are Town
Development Communities. The TDC's main function are to
prepare town plans for land use and development, to
undertake appropriate land development programs such as
Guided Land Development or Land Pooling, to develop and
implement plans for historic and environmental
preservation and to assist in providing infrastructure
necessary for town development. The TDE also have power
to stop or demolish construction which do not comply
with the committees regulation or to impose a ban aon
construction for up to two years on the land located
within the town plan area within the jurisdiction of
the TDC. Many of the TDC's functions overlap those of
the municipalities.

Chief District Officer (CDOY

The chief District officer 1s the principal local law
enforcement official. Since the abolition of the post
of the zonal c¢ommissioner saoon after the advent of
multiparty system the role of CDO has been enhanced,
The C.D.0. is appointed by the government. He doaesn’'t
usually get involved in development programs but has a
key role in land acquisition through expropriation on
behalf of the development agencies. The CDO also can
play an important role in the enforcement of urban
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development and building regulations.

Kathmandu Valley Town Development Committes (KVTDC)Y

Kathmandu valley needs special attention due to
geopraphy as well as its unigue cultural heritage.
Alspo, there are conflicts in the valley between urban
and rural land uses and there is a need to protect the
environment and cultural heritage of the valley,.
Considering these factors the KVTDC was established in
197&6. -The KVTDC is a planning and coordinating as well
as an implementing agency. It coordinates the works of
many agencies and has power to establish and implement
land use plans and to formulate and carry out different
types af projects. The KVTDC also promotes
environmental protection by regulating development and
the wuse of natural resources. It also has power to
undertake different land development programs.

Sectoral Agencies

aj)

b)

Department of Water Supply and Sewerane (DWSS)

The department of Water Supply and Sewerage is  the

agency of HMG responsible for the plarning and
development of Water Supply and Sewerage in all areas
except the municipalities. With the creation of Nepal

Water Supply Corporation and the assignment of the
responsibilities in the field of water supply and
sewerage of all the municipalities, the DWSS has
shifted its coverage to the non—-municipal urbamn centres
and has focused its attention on rural areas.

Nepal Water Supply Corporation {NIWSC)

The 1989 ‘“Nepal Water Supply Corporation Act" replaced
the water supply and sewerage corporation (WSSC) by
NWSC 50 NWSC inherited the Fesponsibilities of its
predecessor, but has expanded its responsibilities andg
will be responsible for water supply and sanitation in
all municipalities, whereas the WSSC served only 14
municipalities. The new Act has given greater autonomy
to the corporation so it is expected that the
corporation will be more independent and financially
viable than the WSSC because the new act has empowered
the corporation to set its rate on break even basis
which in the case of WSSC was not the policy.
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c}

d)

e)

1)

Department of Ropads (DOR)

The Department OFf Roads under the Ministry of Works and
Transportation is responsible for the construction,
maintenance and operation of national roads. The
planning and design of the roeds are done by central
design section. The regional offices of POR in the five
development regions, headed by a regional engineer is
responsible for new constructions. The zonal office
below . the regional office is responsible for
maintenance and administration and the district office
is responsible for the day te day maintenance and
operation.

Nepal Flectricity Authority (NEA)

The Nepal Electricity Authority is an agency that
generates, transmits, distributes and maintains
electrical supply in Nepal. NEA is involved in the most
aspects of power supply except in major construction
projects like the Karnali, Marnsyandi and Pancheswari,
which are tended by external support organization and
are controlled by independent boards under the ministry
of water ressources.

Nepal Telecommunication Eorporation (NTC)

Since its establishment in 1975 the NTC has grown
rapidly. NTL's primary responsibility is to provides
efficient and economical telecommunication services. It
is responsible for the planning and instaliment local,
intercity and international telephone lines as well as
telex and fax operating systems.

Splid Waste Mananement and Resource Mobilization Centre

(SWMRMC)

This institution was established with the intention to
improve the collection and disposal of solid waste Dby
establishing a waste management system based on high
degree of resource recovery. The SWMRMC which is . under
the Ministry of Housing and Physical Planning has a
status similar to a government owned corporate body
with more commercial Tlexibity and less government
control. The activities of the SWMRC at present covers
only the areas of greater Kathmandu. From the beginning
of its establishment the SWMRC has been assisted by the
Federal Republic of Germany through GTZ.
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Public—Private Land/Housing Develppment companies

a)

b)

Housing Manaqgement and Construction Company (HMZ)

HMC was established in 1985 with the main objectives to
develop land for housing by mobilizing private sector
resources and executing "Site and Services" and other
housing programs. HMC is a joint wventure private and

_ public company, the share ownership of which is 30

percent government and public sector corporations and
70 percent private investors. The total issued share is -
NRs. 20 millions and the authorized share 1is NRs. 100
million. The chairman of HWMC is from the private
sector. So far the HMG's major effort has been the
preparation of a detailed study and plan for a sites
and eervices at Kisipiri near Thankot in Kathmandu. the
plan of this project was to provide 1,800 plots of
different sizes accommodating more than 12,000
inhabitants.

Nepal Land Development Company (NLDC)

With the objective of undertaking residential and
commercial real estate develppment NLDC was established
in 1989 as public private joint venture. the ocwnership
shares of NLDC is 25 present, 350 percent and 25 percent
for the government corporation, private investars and
government financial institutions respectively. The
Board of NLDC is chaired by the Secretary of MHPP and
is represented by the various shareholding groups.
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Legal Framework

The legal framework for Urban Planning in Nepal is provided
by the Town Development Committee Acts 1963, Tawn
Development Plan Act 1973, Regional Development Execution
Act 1956 and Town Development Implementation Act 19764,
However, Urban Planning 1is also influenced by the Land
Reform Legislation with Land Act 1964, Municipality Act
1991, Guthi Corporation Act 1776, and Land Rules 1%44. The
constitution of Nepal (2047 B.S) guarantees the right of

Nepalese citizens to acquire, use and sell property
including land but the state has the limited right to tax
the properly, limit the quantity, etc. Current law limits

the amount of urban land to 23 ropanis (or approximately
0.84 hectares) that can be owned by one household.

A very broad power has been provided by these Acts for land
acquisition. However, the compensation rate for these
acquisition is quite vague and the procedures pf land
acquisition is alsop wvery complicated and involves many
agencies, committees and in some cases the cabinet.

Some Acts bhave also been formulated for the specific
development need of some areas. Kathmandu Valley Development
Autrhority Act 2045 B.S was formulated in view of the spescial

need of the Kathmandu Valley only. Ancient Monument
protection Act 2013 B.S5. has been provided to protect the
rich cultural heritage of Nepal. The Pashupati Area

Development Trust Act 2044 B.S. has been primarily enacted
far the preservation and development of the Pashupatinath
temple complex and its surrounding area in a planned manner.

y
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3. Town Devliopment Committee Formation Chart

Chief District Officer (C.D.0O.) - Chairiran
Local Development OFficer (L.D.OL) - ‘ember

H.M.5 nominated social worker/

Fublic representative (&-7 nos) - Membet-
Chief — District Watersupply Office - Mernbe-
Chief — District Land Revenue Office - Member
Executive Secretary — Local Municipatity - Member

Chief — Department of Building, Housing
and Urban Development - Member Secretary
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2. LAND DEVELOPMENT & HOUSING PROGRAM
2.1 Site & Service Program
2.2 Buided bLand Development Program
2.3 Land Pooling Program

2.4 Comparative Study



LAND DEVEL OPMENT AND HOUSING PROGRAMS

With the aim of developing planned urban ssttlement, land
development activity for housing started in 1949 with a site
and service program, for developing planned residential area
1n Kathmandu. It was only after the publication of Master
Flan for Kathmandue Valley in 19748 that more of suchprojects
were formulated for the development of growing towns alil
over Nepal. However, most of +these programs were neither
started npor completed and some which were completed also
faced number of problems and obstacles at various stages.

As mentioned in 3.2, Guided Land Development program and
lLeand Pooling started in 1988 and areas were designated to
execute pilot projects. These projects also faced number of
problems and obstacles from the inception stage till the

implementation stage. The land development and housing
programs carried out in Kathmandu valley are shown in
plan 3.

SHORTCOMINGS AND PROBLEMS

Some of the shortcomings and problems common to 2ll land
development and housing programs are listed below.

1. The success of any land development and housing program
relies 1n the public participation and in motivating
the public +to participate in such programs; local
leaders, landowner and the local brokers can play a
crucial role.

However, with all three groups mentioned above looking
for only individual benefit rather than community
benefit, most of the land development & housing
programs have come to stand still after certain stage
of implementation.

2. Lack of precise and updated base and cadastral map
create problems at various stages of land development &
housing program.

G.L.D. schemes are planned on cadastral maps which are
quarter a century old and hence, this will definitely
create problems in implementation stage, especially in
urban areas where actual situation on the site has
totally differed form the situvation on the map.

Due to the imprecise cadastral map, it happens very
often that +the actuwal land amount on site differs from
the land shown on the map/land ownership paper. If the
actual land on site becomes less than the land on
map/paper, implementation stage is either prolonged or
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held up. Gongabu Land Peoling project faced this
problem.

Except in few housing and land development projects
developed by the government, the cost of installation
af water, electricity and sewage (main network cost)
are not charged ta the customers in Nepal. However, due
to the land purchase at historical price the average
plot price in such areas become -still lower than the
market value of the raw land.

With private develapers coming inta picture and H.M.G.
no more able to purchase land below the market rate,
the average plot price of the planned areas will
definitely escalate. Hence, formal land developers will
not be able to provide plots at competetive price
compare to the plots provided by the private sectors
without infrastructure networks.

Land development program instigate the land value to
increase 1in geometric progression thus  land becoming
vnaffordable by the majority of the income percentile.

Moreover, this will eventually result in displacing the
low income grpup by the rich due to higher plot prices.
Hence, an attempt in providing shelter to one section
of the society may result in deserting the other.

Nepal lacks a proper institutional setup and legal
framework to provide leoan for developing land for
residential purpose.

All land development & housing actiwvity reguire
financial support. Even in a program which is based on
self Financing principal like Land Pooling, & short
term loan is required at the initial stage.

Although, Nepal Housing Development Finance Company has
been established to provide loan for housing activities
but it has only started to provide loan to individuals
for building houses, However, it's role in motivating
and promoting private developer is yet tao be seen.

Most of the land development programs outside Kathmandu
valley donot have effective and responsible
implementing agency.

A Town Development Committee formed under the
chairmanship of C.D.0. (refer fig.3) is responsible for
acquiring land and implementation of the schemes
prepared by D.H.U.D., wunder the supervision of the
District Engineer of DBHUD section. As  the main
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responsibility of C.D.0 iz to maintain law and order
situation of the district, land development projects do
not get much attention and hence key issues and
problems are most of the time overlocked. Also, T.D.C
lacks enough personals,experts & techmnical manpower and
logistic support to carry out such programs.

The imposition of moratorium on building and
subdivision activities inp various areas for ssveral
years (Lahan more than 10 yrs. Damak vrs.) for the
planning purpose without any development work,
acguiring land at below market rate, cases of the
bureaucratic exploitation of land development program
etc are some of the reasons due to which public have
lost faith on government land development and housing
projects.

This loss of faith, could be very dangerous in
replicating land development & housing projects in
future as public will hesitate to co-operate.

Lack of interagency co-ordination have resulted in
project delays.

Various government agencies directly involved in land
development & housing activities like Nepal Electricity
Afuthority, Road Department, Water Supply Corporation,

Nepal Telecommunication Carporation, Land Revenue
Dffice and the project implementing agency have to co-
ordinate among each oather te plan their vyearly

activity, identify priority zone and budget allocation.
Due to lack of co-ordination majority of the land
development & housing activities have experienced
delays.

One of such examples is the proposed settlement program
in Attaria where, in the area planned for residential
development by D.H.U.D, N.E.A. has installed 135 KV
electric substation.

Lack of seriousness and the limited management
capability of +the public sector employees result in
inadegquate project preparation and project costing thus
causing project delay and over expenses.
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2.1 S5ITE & SERVICES PROGRAM

H.M.G. MNepal's effort in land development Ffor residential
purpose under was initiated with site & service scheme in
19469 to develop Kalimati — Tahachal area for the residential
purpose, which too didn't materialize.

2.1.1 IMPLEMENTATION METHODDI DGY

Government undertaken site and service project initiates
with the selection of an area ideal for site and service
application, which 1is followed by the 1land acquisition
process.

Land is acquired at the predefined rate without any relation
to the market value. However, in Labhan, attempte are being
made to fix the land acquisiting rate with the mutual
apreement between the landowners and the implementing
agency.

Site and service scheme is then prepared with all public
utilities, notably open spaces, community spaces, commercial
spaces etc. in addition, service plan is prepared
incorporating road network, water and sewerline, electricity
network etec., which is then submitted for the government
approval.

After the completion of engineering design of infrastructure
main work and cost estimation, plot marketing strategy is
formulated. With the government approval, the agency
implements the scheme by demarcation of road, spaces for
public utilities and serviced plots etec. Plot sale is done

The term site & service refers to the process af assembling
raw land and convert it inte fully serviced plots before
selling it to the beneficiliaries with or without any subsidy.
There are many variants to site & service projects, each
with it’'s pwn objective. Some of the main types are;
subsidized site & service project, tresettlement projects,
core housing & site & service, public site & service preject
etc. Public site & service project may have the potential in
providing land affordable by all section of the society.

However, this would be only possible by attracting right
beneficiaries, so that it prevents land speculation. Also,
site & service projects are very risky in successful
implementation to achieve project goals due to the limited
management capabilities in public sector and political &
bureaucratic interference. Simultaneously with other
operations once the scheme is approved by the government.
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2.1.2 SGHORTEOMINGS AND PROBLEMS

Land development for residential purpose was mainly in the
form of site and service program before the formation of
M.H.P.FP.. Although, number of projects were proposed in
several growing towns, some had to be abandoned while some
were never initiated. Several implemented projects alsp
faced number of problems. Some of the shortcomings and
problems in public site & service projects in addition to
the shortcomings mentioned in 4.0.1 is briefed below.

1. Instead of previding cheap plots to the poor, public
site and cservice projects have displaced the poor and
subsidized rich due to tendency of selling plots at
historical price.

2. With exception to few (Kuleswor housing project,
Kohalpur site & service project) most of the site and
service projects didnot have plot marketing strateqy.

In most of the government undertaken site & service
projects all plots were sold at once irrespective to
their location, due to which the rising land value of
the prime plots were benefitted by the plot holders
rather than the project office.

Kuleswor housing project alseo shows, a lack of proper
strategy as only the plots along the main road were
withheld. However, in Kghalpur site and service scheme,
an attempt has been made at the initial stage to
withhold the prime plots and auction it later. .

3. Land owners are likely to object the site and service
schemes in future, if the present trend of acquiring
land continues irrespective of the market value.

In the past, most of the government site and service
projects have been acquiring land at predefined rate
which is normally below the market rate.

4. Experience in most of the site & service projects show
that plots have been purchased merely for speculative
purpose. There seem to be very little success in
attracting beneficiaries with immediate housing need.
The result is, such project areas are hardiy developed
even after several years of project completion,

3. The ever happening tenant and landowner's conflict for
the individuals share (legally a tenant is entitled for
only 254, however they demend upto 50%) before the sale
of any land, have delayed the land acquisition
process. This delay if not recovered in other stages
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will definitely escalate the project expenses with
time.

b With the current H.M.G. policy amnd public sector
management capability, future government undertaken
site and service project will run into project defieit
unless drastic measures are taken.

Till date, site and service projects have not shown any
deficit as the land is acquired below market rate and

hence over expenses caused due to inappropriate
policies and limited management capability werenot
evident. But under the current political system, any

project in future will have to pay the existing market
rate to acquire land unless lanowners agree & hence
project deficit is very likely.

H.M.G. Nepal’'s experience in successful implementation of
Site and Service bhas been very disappointing. However,
reviewing the advantages and disadvantages of Site &
Services program, it can undoubtly be the best approach of
land development if property managed. The advantages &
disadvantages aof site & service program are listed below.

2.1.3 Advantages

1. Successfully implemented site & service project will
result in the settlements with all infrastructural
facilities and the spaces for public and community use.

2. Existing legislation allows the government to acquire
land for the public purpose.

3. Project benefit can be mobilized as per project goal.
It can either be shared among the larger community by
providing cheap plots or can form a revolving fund to
finance other projects. Incase of private develeoper it
will act as an investment to finance other projects.

4, Private developer will be very much interested in
developing the area through site & service project
provided they have easy access to land & donot face too
many problems in acguiring land & access to road.

5. Low income families canmn be accommodated within the
project area with some subsidy.
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2.1.4 Disadvantages

i, The implementing agency will have to cope with the
problems related to land management. {refer 4.1.2.5)

2. H.M.G. has been using downpayments as a working capital
in most of the site & service projects which in futoire
is very unlikely to happen. Hence, replication of such

projects 1in future may require huge amount of.
investment.

3. Experience in site & service project illustrates the
failure in attracting the real beneficiaries with
immediate housing need as well as beneficiaries with
limited budget. Subsidies supposed to be for poor are
often benefitted by rich and in most cases plots are
purchased merely for speculative purpose.

4. Landowners 1in urban fringes where the land value is
increasing dramatically may be reluctant to sell land
for site and service project and are likely to prefer
other forms of land development program like land

pooling.
3. Due to delays caused at various stages either by land
management or other bureaucratic procedures, the

project may run into deficit.

With the official publication of the Master Plan of
Kathmandu Valley in 1974, H.M.G. launched number of site &
service projects, namely Kuleswor, Galfutar and Dallu
housing project. Among these, although, Kuleswor & Galfutar
faced too many problems. and was delayed but both were
completed. However, Dallu scheme ran into so many problems
that it was almost abandoned. Recently, attempts are being
made to convert it into land poonling scheme. ‘

In late 1970°'s and early 1980's number of town extension
programs based on site & service concept, were initiated
outside Kathmandu by the lecal town development committees
with the limited support form the government. With the
formation of M.H.P.P. in 1988 a revolving fund of Rs. 50
million was setup to finance such schemes in several towns.
The projects benefitted from this, in a form of loan were
the schemes in Bharatpur, Lahan, Dhulikhel & Jaleswar. Among
these, Lahan & Jaleswor were site & service projects. Detail
of the site & service projects carried out in Kathmandu with
their salient features are briefed in annex 1.
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BUIDED L AND DEVELOPMENT PROGRAM

Most of the land development activities in the urban areas
and particularly in Greater Kathmandu have been in the form
of Guided Land Development Program {(G.L.D.) for the past
few years. This program in Nepal, was initiated after the
formation of MHPP in 1988.

2.2.1 IMPLEMENTATION METHODOLOGY (adopted in Katbmandu)

With the selection of area for G.L.D application, the
official notification of the intent to apply G.L.D. along
with the imposition of a moratorium on building and
subdivision activities is carried out. The Local Land
Development Action Group is then formed from among the
landowners after which the preliminary layout plan (showing
access roads, subdivisiom map showing blocks, spaces for
open space and community use etc.) is prepared. The prepared
map is then discussed with the Local Land Development Action
Group which is then given a final shape incorporating Action
Group’'s comment. With the approval from the Action Group the
scheme is than forwarded for the government approval.

Completion of government approval is Tollowed by the
budgetary approval to provide financial assistance for the
implementation of G.L.D program, after which the

implementation process starts by laying out access roads on
the site by Action Group with the guidance of technical
unit. Areas of public and community facilities is demarcated
and the imposed moratorium is lifted. Installation of
technical infrastructure like water lines, electricity and
storm water drainage is done by sharing the cost.

G.L.D concept, was formulated in Jakarta in 1970, for the
development of urban fringes. It was devised as a technique
to enable the gaovernment to guide the haphazard development

- of private land around Jakarta.

G.L.D. (as applied 1in Nepal) is a process in which
landowners participate in the land development process by
voluntary contribution of the part of their land as per
prior agreed upon layout plan for road & other public
facilities. With G.L.D., the government becomes a
facilitator and provides a technical support & guide the
community in achieving better living environment by adopting
certain planning norms and standards. For the sucecess of
G.L.D. project, ite wvery necessary to ceonstruct roads,
drains, water & electricity lines prior to issuing any
permission for private constructien.
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2.2.2 SHORTCOMINGS AND PROBLEMS

G.L.D as a concept could be of a great success, since

planning iIs carried out with the  participation of
landowners. However, the way it has been implemented in
Nepal, bhas created number of problems., Some of the

shortcomings and problems related to G.L.D. programs apart
from the problems mentianed in 4.0.1 have been briefed
below. : ’

1. G.i..D. Schemes have not been able to introduce
sufficient accese roads.

G.L.D areas in Kathmandu have not properly developed,
leaving inaccessible and undeveloped interiecr land
parcels, resulting in sprawl development. This lack of
proper densification of urban  areas will 1lead to the
escalation in the irfrastructural cost.

2. G.L.D. schemes donpt produce efficient road network.

Im G.L.D. schemes, roads tend to follow existing paths
and lanes which in most of the case Follaw irregular

boundry lines of the land parcels. This has hence
produced irregular and inefficient road netwark (refer
plan 4).

3. Development pace in G.L.D. areas are comparatively
slow.

With exception to +the public initiative areas, the
implementation procedure followed in most of the G.L.D.
areas are only limited to road demarcation on site. No
other development work, which include road and onsite
infrastructure development, has been carried out even
after 3 to 4 yrs oaof G.L.D. implementation. Even in
public initiative areas development wark has been only
Yimited to road construction. This lack of onsite
infrastructure has slowed the development pace in such
areas,

4. Plot buyers donot benefit of the increased land value.

G.L.D. applied areas show the increase in land value.
This increase for the plots with new access road or
wide road is 2 to 4 times whereas there fave been
cases of tenfold increaseX¥. The increase is in  an
anticipation of plot beinyg ascessible by wide matorable
road & with offsite infrastructure facilities. However,
these facilities are not available in most of the
5.L.D. areas as mentioned above.

X Source : 5.5.N.A.P.R.
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G.L.D. schemes may ultimately result in urban
congestion.

G.L.D. process imnvolves intense local landowners
participation by contributing part of their land for
public use. With experience of most of the G.L.D.
areas, (Baneswor ward 10, Bhaktapur etc.) where peaple
have requested to decrease the road width, 6G.L.D.
schemes may produce only congested settlements with
narrow lanes and without any spaces for public and
community purpose.

In present G.L.D. projects, road network donot take
infrastructure network into consideration.

Due to hapabazard development of G.L.D. settlements, it
might be difficult, if not impossible, to provide basic
infrastructures like drinking water and sewer mains at
the later stage too.

With H.M.BG. Nepal uwnable to take proper measures,
G.L.D. implementation in some areas have come to stand
still.

Landowners located at the access rpad take off point
into G.L.D. area from the existing main road, are
against the voluntary contribution of land. Although,
there have been cases of such owners getting convinced
by inner landowners but in some cases such owners have
been demanding for compensation. Also, small farmers
who tend to lose all or most of his land on road has
also been demanding for compensation.

H.M.G. 1in such cases has neither been ahle to provide
compensation nor been able to forcefully acquire land.

There have been cases of irregularities at the stage of
road demarcation in the site resulting in unequal land
contribution by the landowners facing each other for
the same road. Such cases bhappening freguently will
demoralize the public from G.L.D. schemes.

With G.L.D. application in most of the areas in
Kathmandu the land speculation may become rampant even
in semi +ural area which lie in  wurban fringes in
anticipation of urban sprawl,

realization of planning needs in growing urban areas
forced the replication of G.L.D program in Kathmandu

without careful study of it's advantages & disadvantage.

This

has resulted in misuse of G.L.D. cencept, by applying

in areas which are not suitable for G.L.D. application. The
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advantages & disadvantage of G.L.P. pregram under the
prevailing Nepalese condition has been reviewed hbelow.

2.2.3 ADVANTAGES

a .

G6.L.D avoids the major problems related +to land
management since it dosenot require any land
acquisition and public land is made available by
voluntary contribution.

The Town Development Act 2045 provides the legal
provision for Guided Land Development application.

G.L.D. agency donot have any financial burden to pay
for the land to be wused for roads and other public
utilities.

The properly implemented G.L.D program as per the
concept would facilitate in planned develaopment of
urban fringes. Infact, it oapens up the inaccessible
ur-bam fringes for uwurban use.

As the landowners benefit from the increased land value

after G.L.D. application, landowners response for
G.L.D 1is positive. There have bheen cases where
landowners themselves have come forward for the

implementation of this program.

2.2.4 Disadvantages

& .

The program produces dramatic land price increase 1in
the area, which will result in disappearance of cheap
plots. Hemce, the program may be unable to attract the
real beneficiaries with limited rescurces.

Project benefit (financial) is shared mostly among few
land owners & brokers who have an idea of the program,
rather than larger community.

Precizse and updated base and cadastral maps are
required.

Private developers would be least interested in
adopting the program, since there is no scope for
return.

The program reguires generous contribution of land
from landowners. Experience show people willing to
contribute only minimum amount of land which will hence
result in congested settlement.
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G.L.D. is suitable for areas in the urban fringe which lacks
access roads but is in proximity to main road and also has
a future potential far urban development. However, in Nepal
it has also been used in fully developed residential area
with blind land parcels. The idea of G.L.D. application in
such area was to accelerate the rate of densification by
providing access to blind parcels. This is hence, more of

Guided Land Improvement in charactor rather than Buided Land
Development.

G.L.D. has been successful only in providing land for road
network te open up undeveloped areas for development, which
too government is wunable to construct due to lack of
finance. No consideration bas been made in any of the scheme

for the future provision of infrastructure (technical &
speial).

The program in Kathmandu was first initiated in ward no
4,535,100 and part of ward no 3 in Maharajgunji. Later it was
extended to seven additional wards (&6,7,9,16,29,33 and
remaining portion of ward 3). Similarly, with successful
application in Satdobate area in Lalitpur, it was also
extended in other areas of Lalitpur. The program has alsao
been implemented in Bhaktapur and in outlying town
municipalities.
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2.3 LAND POOLING PROGRAM

Land Pooling (L.FP) is relatively a new technique in Nepal.
It has been widely used in Japan, Scuth Karea, Taiwan and
some cities in Australia and Canada.

2.3.1 IMPLEMENTATION METHODOLOGY

In a typical Land Pooling project, the implementing agency
cselects the area in the wurban fringe ripe for development
and prepares a service plan incorporating road network,
water and sewer network, electrical netwoark etc. together
with the replotting plan and the financial plan showing the
project benefits, individual share of project benefits and
land to be contributed for the public uvtilities and project
expense. After negotiation, the scheme is endorsed by the
majority of the landowners and submitted to the government
for the final approval (incase the implementing agency is
the government).

With the government’'s approval, the agency implements the
scheme by demarcating streets, spaces for public utilities
and serviced plots on the site. Some of the serviced plots
are kept by the agency while the remaining plots are
returned to the owners in proportionate to their original
land. The plots kept by the agency is utilized to repay the
loan taken at the 1initial stage as well as to recover the
cost of technical & social infrastructure,

Land Paoling is a technique of urban . planning and land
management to secure more economic and rationalized use of
urban land and infrastructure. In Land Pooling projects,
separate, small and irregular land parcels existing in the
urban fringes are consolidated after the approval from the

landowners for their unified planning to create well
serviced as well as settlements equipped with public
facilities. Land Pooling is based on self-financing

principal, in which, the entire cost of project is recovered
from the ipncreased 1land value through the sale of some of
the replotted, developed and serviced land. Due to the
landowners getting direct benefit of the increased 1land
value, they normally do not object teo this scheme.
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2,3.2 GHORTICOMINGS AND PROBLEMS

Though the concept of L.P. spunds as a positive land
management technique, yet under the condition prevailing in
Nepal it's implementation could confront number of problems.
Spome of the shortcomings and the problems in the land
pooling scheme apart from the problems mentioned in 4.0.1
are listed below.

1. Due to disproportionate escalation of urban 1land
prices, the subdivision af larger plots accelerates,
resulting in smaller plots and more land owners. Since
the individual land holding becomes less in  smaller
plots, normally landowners objiect to share their land
for the project. Also, with number of landawners

getting higher dealing with landowners becomes
difficult.
However, with too many larger plots, plots may be

holded just for speculative purpose.

2. Tenants of smaller plots are likely to be restricted
from their source of living.

The area of the returned plot get's reduced in L.P area
and in case of BGongabue Land Pooling Project this
reduction varies from 14 to 44%. This, however, doesn't
effect the tenant of larger plots even if the owner
sells it. Infact, they are likely to benefit provided
they start a samll business with the funds obtained due
to higher land value.

But in smaller plots the +tenant’'s share bhecome
extremely less, not enough to start other business,

3. Lack of co—pperation from landowners may lead to
implementation delays or project failure.

For the suceess of Land Peoling projects landowners ro-
operation is extensively required. However, some
landowners may object to certain basic issues like,
surrending their share of land to recover the c¢ost of
infrastructure or the location of new plot ete. With
majority of landowners objecting to such issues the
implementation stage will face serious delay or even
project failure.

4. Due to the bureaucratic delays, lack of dedication and
motivation in the government employees leading to
inadeguate project costing and preparation, inadequate
information dissemimation about the merits of the
project and the time reguired for replotting and
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negatiating with landowners estc., the market price of
the plot continues to escalate leading landowners to
expect higher <share and forcing reiterative costing
exercises.

Even a2 slight negligence of the officials may lead to
the unequal sharing of land for project expenses. This
would be in two types of sharing as mentioned below.

- Land which has to be shared with reference to the
existing site conditiomn. The amount of land to be
shared for road network and gravelling will be
unequal in ratio, depending upon the access
condition and proposed road network.

- Land which has to be shared irrespective of site
conditien. The amount of land to be shared for
onsite infrastructure development except road and
open spaces would be equal in ratio.

Though unequal sharing may be in minute scale but it
causes dissatisfaction among landowners due to the
constant rise in the market wvalue of the land, which in
a leng run  may hamper the future replication of the
tand Pooling schemes.

Difficulty in identifying the actual landowners.

It is very difficult to find the actual landowners as
land transaction takes place several times before the
area is developed. Even if the actual landowners are
found, they are not available when needed.

-Land Ppooling concept was first carried out inm  Nepal in

ward no 29 of Kathmandu on 284 ropanis of land at

Gongabu in 1988 (refer annex 2). However, a concept
similar to land pooling had already been carried out in
three places in Pokhara, to mention, two linear

projects one in Chipledhunga and the other Nagdhunga -
Khahare project. The experience gained in executing
these two projects led to making of many refinements in
the Fformulation of third preoject, Bhairabasthan bus
station in 198B1.

& very grand and optimistic project was envisaged on
750 ropanis of land in Balkhu in 1988 which didnot
materialize. Recently in June 1921, BTDC (Bhaktapur
Townn Development Committee) has also.initiated a L.P
scheme on 150 ropanis of land in Kamal Binayak.
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Landowners of Dallu have proposed to convert site &
service scheme into land pooling scheme, Thisg
preference of land pooling scheme over other form of
land development program could be due to it‘'s wvarious
advantages as briefed below.

2.3.3 Advantages

a.

It is a process to avoid the major problems connecta=ad
with land management since it requires na land
acquisition. .

tegislation of NMNepal also allows the government to
deduct a percentage of the total land to pay for
infrastructure.

A well planned and properly implemented L.P. scheme
will create a settlement which incorporates all
infrastructural facilities and areas for public &
community purposes at no cost to the L.P. agency.

Some of the land retained by the government to recover
the infrastructural cost & other project expenses could
be targeted to lower income families.

With the successful implementation of snme
demonstration projects within the given timeframe and
information dissemination about the project concept,
the landowners themselves would come forward for
technical help.

Since the concept is based on self-financing principal,
there would be no financial burden for the L.P. agency.

With government agency as a controlling body and
developing norms & standards for L.P. scheme, urban
areas created by private developers through L.P.
concept will also produce good standard settlements.

2.%.4 Disadvantages

a.

To congduct L.P. schemes, an updated land record system
and precise and updated base and cadastral maps are
required.

Lack of effort by L.P. agency in incorporating low
income group could result in displacing lower incoms
families by rich, which is very likely to happen in the
areas developed by private developers.
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C. Lots of time & effort will be required for the proper
infermation dissemination and convincing people, as
people tend to think of land acquisition prior to any
government land development programme for housing.

d. It's really a matter of doubt whether and H.M.BG. agency
will be able to act as an efficient and active
controlling body without which L.P. schemes developed
by private developers or landowners co-operative could
be a disaster.

e. Project benefit will be shared by landowners only
rather than large community.

COMPARATIVE STUDY

H.M.G. and town municipalities are +the only agencies
involved in the formal land development in Nepal for
housing. Although, informally private sectors are also

involved, which bhas been meeting most of the demand Tfor
urban land but they have not been able to produce healthy
environment.

However, in wview of the demand for the wurban land Tfor
housing and H.M.G. & municipalities unability to keep pace
with this demand, private sector’s involvement become
essential as formal land developers so that they can play a
major role in producing future well planned settlements.

To ensure private sectors participation in formal land
development and in wview of H.M.G. and municipality’'s
experience in implementing the land development programs
successfully, it is essential to assess the existing land
development program to identify the most efficient and
practical way of land development for housing. The
assessment of the programs should be mainly with reference
to the criteria mentipned below. This has alsoc been
tabulated in table 5.

al Achieving the objective of land development program.

b} Practicality of the program in implementation.

c) Financially and economically feasibility of the
program.

d)} Developer’'s interest.

e} Only existing programs to be considered as public are

already aware of it and planner are exposed to it.
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Achieving the objective of L.D.P.

The prime objective of any land development program is
to create a well planned and properly cserviced
settlements. Land pooling and G.L.D. rely on a
voluntary contributions by landowners, to achieve this
objective whereas in site and service program such
settlements are created prior to selling plots,.

Past experience in this requard has been guite against
G.L.D. programs as it tends to produce congestion but
in favour of site & service schemes, if successful,
whereas land pooling areas are vet to be experienced.
However, with reference to public opinion on  land
pocling scheme, majority seems to be in favour of the
contribution for read amd infrastructural mains but not
far other community facilities.

Prarticality of the Program in Implementation

Practicality of the program can be subdivided, with
reference to the issues that will have to be tackled,
as listed below.

i) Magnitude of problems related to land management.
ii}) Magnitude of problems related to bureaucratic
procedure.

iii) bPegree of landowners co-operation/ participation
required.

iv) Legal provision for the application.

There seems to exist legal provisiaon for the
application of all-three forms of land development
program. bLand Pooling end G.L.D. program seem to avoid
the problems related te land management but both the
programs require intense landowners participation.
However, site and service programs have experienced
extensive land management problems with few cases of
even abandoning such projects. But with the completion
of land acquisition process, the problems related to
land management also terminates in a site & service
schemes.,

Financial feasibility of the Program

Finmancial feasibility of the program can effect both
the future beneficiary as well as a developer/
implementing agency. For the future beneficiary this
directly relates to the affordable plot price where as
for a develpoper it shows the amount of investment
required and the net return.
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In gen=sral, site and service programs produce
affordable plots by majority of the income percentile
where as with the application of G.L.D. or Land
Pooling, the land value escalates serving only few
higher income percentile.

With reference toc the investment required to conduct
various land development programs, Land Pooling
becomes the most viable program as it only requires
small amount of working capital. Site and Service,
requires maximum amount of investment from land
acquisition to infrastructure development and
management cost. G.L.D,; however, omits +the investment
related te land, as land required i1is contributed
voluntarily.

Developer's Interest

Public developers (H.M.G. & municipalities) are service
oriented and hence will be interested in all form of
land development programs which produces well planned
settlements with healthy environment. However, due tao
limited resourses in public sector, preference would be
given for programs which inveolve minimum financial
burden like Land Pooling and G.L.D.

Private developers are always looking for financial
gain. At present, Land Pooling agent has been
continuing as receiving cost reimbursement only. G.L.D.
doesn’'t even have this provision. Hence, in present
context, private developers will only be interseted in
site and service programme. :
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CONCLUSION

The most suitable way o©f developing land for the urban
purpose would depend upon the land wvalue of the area. The
most feasible and preferred way of developing land with
respect to the project area is briefed below.

Site and Service Prpgram

In the growing towns like Kathmandu, where the demand for
the wurban land is continuously growing and land value is
very high, there exist a limited scope of developing areas
with site and service program. However, in areas where site
and servite is still possible, priority should be given to
develop the area through such schemes.

With government rarely capable pf launching and sustaining
site and service programs and few private developers unable
to resolve the problems related to land and access
management, public~private participation should be a
successful alternative. In such program, government’'s
participation could be mainly at the initial stage in
acquiring land and then turn over to developers for
servicing, subdivision and sale. The praoject benefits could
then be shared as per prior agreed upon agreement.

Guided Land DRevelopment Proqram

Guided land develeopment program has recently become wide
spread in Nepal. The form aof G.L.D. applied is more of an
upgrading preogram to improve the local road network and
hence isnot sufficient in producing efficient settlement.
The proposed G.L.D. areas in Greater Kathmandu will result
in huge congested settiement with narrow lanes and without
public and community utilities. Hence, the present form of
G.L.D. should only be used in areas as an extension to site
and service program or to urban  fringes which has public
utilities in vicinity so that such areas also share public &
compunity facility of the adjacent area.

G.L.D. areas require government funding to develop road and
infrastructural network. This could be recovered from the
landowners which hasnot yet been practised in Nepal by the
government.

Land Readjustment Program

Land Readjustment Program is most positive land management
technique for the areas where land wvalue is escalating
dramatically. However, the form of Land Readjustment
{commonly known as land poaoling 1in Nepal) implemented in
Nepal restricts the L/R agency to an agent receiving cost-
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reimbursement only. Hence, it’'s application could be
restricted to landowners asspciations and government
agencies. With slight modification as briefed below, private
developers could also be attracted in replicating such
schemes.

a. Land Readiustment agency should be brought into the
picture as an profit sharing partner. This partner
status would motivate private developers as well,
whereas government agencies could utilize this share in
the form of land for low income housing.

b. In the Land Readjustment project practised in Nepal,
project expenses are recovered through the sale of
developed plots. However, in most of the areas ripe for
urban expansion, land bas been fragmented extensively
with majority of the plots ranmging from & to 10 anas.
In such cases landowners hesitate to contribute land
except for the road whereas they are willing to support

the program through financial input. Hence,
alternatives has to be worked out as per landowners
preference to recover the project expense. Some of the

viable alternatives are listed below.

a. Land sharing.
L. Financial contribution.
c. Combination of LLand & Finance.

51



AT he

PR
s

B
; ]
’ ‘ VLTS



p!IBlL IOGRAFHY

Archer, R.W., Planning and Guiding Urban Land Development in
the Kathmandu Valley, Nepal, USAID/PADCO; Kathmandu, Nepal
(Gctober 1988).

Archer, R.W.,The possible use of Urban Land
Pooling/Readjustment for the planned Develaopment of Bangkok;
Human Settlement Division, AIT, Bangkok, Thailand (March
1987).

Archer, R.W.,The Use of Land Pooling/Readjustment to Improve
Urban Development_and land supply in  Asian Countries; Human
Settlement Division, AIT, Bangkok, Thailand. HSD Working
paper No. 14 (October 1984).

Acharya, Ballabh Prasad, Urban Land Popling in Nepal: The
Land Pooling Projects in Pokbara; Human Settlement Division,
AIT, Bangkok, Thailand. HSD Research Report No. 21 (MNovember
1988)

Acharya, Ballabh Frashad, Policy of Land  Acquisition and
Development; Human Settlement Division, AIT, Bangkok,
Thailand. (February 1987)

Acharya, Ballabh Prasad/ Kammelier Hans Detlef,Planning
legislation and the Development of fAsgional  Centres in
Mepal: Realities and prospects; Urban Law and Folicy 8,
North Holland; (1986-1997).

Chhetri, Padam Bahadur/MSTP, Guided {and Development: A
proposed Implementation Methodology (with Appendix on
Physical Standards), Ministry of Housing and Physical
Planning; Kathmandu, Nepal (July 1988j.

Chhetri, Padam Bahadur/1CIMOD, Planping History of Lhe
Kathmandu Valley Regign;: Kathmandu, Nepal (1988).

Culpin Planning Ltd, Shelter Sector Needs Assessment and
Folicy Review, Preparation of A Naticnal Shelter Strateqy;:
Ministry of Housing and Physical Planning, Division of
Housing and Settlement, Land for Shelter (August 1991).

KVTDEC, Gonnabu Land Pooling Scheme, Project Implementation
Appraisal, Ministry of Housing and Physical Planning (1989).

KVUDPP, Strateqy plan for Kathmandu Valley: VYolume | ; Text,
Pepartment of Housing and Urban Development/Asian
Development Bank, DHUD/ADD (September 1991).

52



KVUDPP, Stateqy Plan_ for Kathmandy Valley VYolume 2 : Plans,
Department of Housing and Urban Development/Asian
Development Bank, DHUD/ADB. (September 17%91)

KVUDP P,Strategy plan for Kathmandu Valley : Volume 3
Appendix Department of Housing and Urban Development/Asia
Development Bank DHUD/ADB. (September 1991).

Kunwar, Roma,f Study of Housing Conditions and Residences
Satisfaction in the Kuleswor Sites and Services Project in
Kathmandu, Nepal; AIT, Banghkeok, Thailand ( December 1989).

M@UD, Guided tand Development Program for Selected Wards of
Kathmandu, Ministry of Housing and Physical Planning,
Department of Housing and Urban Development {(November 1%990)

MSTP, Kathmandu - Lalitpur (Greater Kathmandu), Structure
Plapn, Department of Housing, Building and Physical Planning,
Ministry of Works and Transport, (September 1287).

PADCO, Nepal: Urban Development Assessment, USAID/PADCO;
Washingten, D.C. (February 1984).

PADCO, Nepal Urbaen Land Pevelopment Policy Study....eoiaen
(January 1920)KVUDPPR, Small Towns and Village Development;
Department of Hou=ing and Urban Development/Astian
Development Bank, DHUD/ADB. (September 1991)

Shakya, FPFPurna Man/M5UD; Study on The lLeqgal Frame Work for
Huilding Permits, Ministry of Housing & Physical Planning,
Department of Housing & Urban Development, (January
19%1).Annex 1




ervicelschemes

A !

Kathmandu® 5 %

%

50 n




Annex 1. Site and Service Schemes in Kathmandu

Kuieswor Housing Project

Kuleswor Housing Project was envisaged by Kathmandu Valley
Town Development Planning Team 1in 1976 and was launched by
kathmandu Valley Town Development Committee (T.D.C.) im
1977. The Project area 1s located, as proposed in  the
Physical Development Plan for Kathmandu Valley 1969, in the
south west of Kathmandu city core, on the way from Kalimati
to Kiritpur and covers an area of 26.5 hectares (521
ropanies). The abjective of the project was tao provide well
serviced plots for civil servants who have no means  to
praovide proper housing for themselves and their families.
The servant encompasses all categories of employees not
necessarily only low—-income people.

In addition to the well serviced pleots, the project also

praovides spaces for community and social infrastructure
{school) public and recreational spactes (market, parks etc.)
refer plan 3. The breakup of project’s landuse 1s given
below.
S.No Landuse Area Perrcen age|Saleable
(Ropani} Plot Nos
1 | Residential : 404 79.30 810
2 | Residential cum Com. 3 N=la) 22
=z Comm=rcial 3 N=la) ?
4 | Roads and Paths 73 14,0
5 | Public Green 23 4,40
4 | Public Facilities & 1.20
7 | Other Saleable 2 1.70
Total o521 1004 841

The plot sizes ranges from 4 anna (128 S5gq.m) to 13 anna (480
Zg.m) which was sold for KRR 32,004 and ks 22,4460
respectively in 1928%2-%0, KVTDC obtained loan from Provident
Fund to pay compensation for the acquired land whereas the
remaining project cost came from the plot sale,

The project experienced serious delays and faced number of

problems. The review of the project showed certain
shortcomings as mentioned below.
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a. Kuleswor Housing Project was not geared towards meeting
the housing problems of Kathmandu as the project only
provided B4l housing plots in the time frame af 12
years.

b. In addition, the project was not able to identify the
real beneficiaries with the immediate housing needs
Since approximately only 40-50% of the plots are built
on.

c. The preoject failed to provide housing plots for low
income. Due to the inappropriate distributian criteria,
middle and higher income people took advantage at the
cost of poor.

d. The project ran into too many  problems  due to
inexperienced project planners and managers. Even, the
landowners were unsatisfied on the compensation rate,
which they claimed was lower than the market value.

e. Except few plots on the main road, attempts were not
made to withold prime plots to generate extra incame.

f. The project was basically an income transfer from
original landowners to present plot holders.

Pallu Housing Project

Dallu Housing Project was envisaged along with Kuleswor
Mousing Project by Kathmandu Valley Town Development
Planning Team in 1976 with the objective "to relieve the
national housing deficiency" but with no definite target
group. The project was envisaged in 380 ropanis of land to
create 475 plots of different sizes. It ran inte too many
problems with main problem being of 1land acquisition, since
the landowners were not willing to handover their land. The
project office later had tried for the forceful acquisition.
It is also said that the funds of Dallu Housing Project was
diverted to execute Galfutar Housing Scheme. It was hence
frozen for several vyears but recently attempts are being
made to turn it into land pooling scheme, with 40%Z of the
land deducted for the roads & infrastructural mains.
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Galfutar Housing Project

Galfutar Housing Project was conceived im 1982 on 213
ropanis af lend, to be implemented through Kathmandu Valley
Town Development Committee. The project area jis lopcated to

the north of Kathmandu city core on the way from Maharajguni
to Budanilkantha.

The main objective of the project was to provide well
serviced plots, with no definite target group, on a first
come first serve basis. In addition teo the serviced plots of
4 anna (128 Sq.m) each, the project also has a provision for
spaces for community activities (public park, hall etc,)
and social infrastructure (primary school, health post

gtc.)as shown in plan &. The detail breakup of the landuse
is given below.

S5.No Landuse frea Percentage (Salsable
(Ropani) Plot Nos
1 Residential 121 S4H.80 581
2 Residential cum Com. 3 2.35 21
3 Commercial 3 1.40 14
4 Roads and Paths 24 25.346
5 Public Green 23 10.80
& Public Facilities K 1.41
7 Other Saleable 4 1.88
Total 213 1007, &61b

The market price of the plot was MNRs 18,000 for the
residential areas whereas the plots in the market area were
sold by bids. The project expenses were covered through the
plot sale but initially a loan was obtained from the
revolving fund as the working capital.

As  Kuleswor, even Galfutar Housing Project experienced
serious delays since the project spanned from 1982 to 1991
and showed similar shortcoming as in Kuleswor. A visit on

the Gulfutar Housing Project area showed only about 20-30%
of the plots were built on.
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ANNex.

2 Gongabu Land Pocoling Scheme

fAs mentioned in 4.3,
project in Land

by

road on
whereas Samakhusi river flows
of the project started in Dec.

Gongabu project was propossd as a pilot
Pooling program to be implemented
Kathmandu Valley Town Development Committee
1988.

through
(K.V.T.D.C.) in

The project area covers 350 ropanis of land surrounded

past, west

and north

on south.
1991.

{north being
The

ring road)
implementation

The Adopted Methodology in seguence

2.

Official
Gongabu.

decision taken

Management Subcommittee
of zonal commissioner
scenario was
M.H.P.P.

chaired by

Information about the
collection of

official notice in

Preparation of
through local consultancy.

Area analysis with
paper

office
a resurvey.

respect
showed difference in

Formation af
members.

landowners

to implement land

formed under
which in

landownership
"Gorkhapatra."

topographical map of

pooling in

thz chairmanship
changed political
Additiocnal Secretary of

project tao landowners and
certificate through
the project area

to survey &
the land

landownership
area. Hence, the

requested Survey Maintenance Section to conduct

committee comprising 11

Analysis of existing econdition of the project area.

Preparation of alternative L.P =chemes.
of the scheme

landowners. Finalization
for final scheme).

Formation of Redistribution

Calculation of
contributed & net returning

Government approval for the

Execution on site, starting
demarcation,

o2

" individual”’

Discussion with
{refer plan 7
Criteria .

s share of lanrnd to be

plot size.
implementation.

with road demarcation, plot

construction of gravel road etc.



m . Redistribution of plot to landowners & sell af service
plot to repay the working capital.

This has also been shown in the form of flaw chart in
fig. 4.

Flot Subdivisign

The plot subdivision was done in view of the existing land
parcel size and the future demand. As majority of land
parcels were B anna plots which in future will turn into 4
ana plots, taking 4 anna as the plot size the ratio of
frontage to depth was taken as 1:1.5. Considering landowners
request for the plot subdivision even upto 2 or 3 ana and
the minimum area required for the standard plot size, plots
to be returned were worked out in the multiple of 4 zna
plots measuring 9m x 14m.

Road Network

Three type of roads were introduced with reference to the
future +traffic condition, once the area becomes Tully
developed. The primary road measure 8m in width and connects
the service track of ring road to the metalled road of the
city through the project area. Secondary roads are &m wide
where as access lanes are 4m in width.

Public Participation {(Problems & Solutions)

The discussion with landowners at various stages, especially
in forming redistribution criteria and scheme preparationm,
identified many praoblems. The problems indemtified during
such discussion are listed below.

1. Difference in market wvalue of raw land with respect to
their locetion within the project area and landowners
demand the share of land to be contributed for road,
public vtilities & infrastructure cost with respect to
the land value rather than area.

2. ODwners of the land with motorable access donot seem to
be interested.

3. Landowners were interested in contributing . land just
for vroad & to recover the cost of infrastructural
netwerk. However they donot seem to be interested to
contribute land for publiec utilities,

4. Landowners 1nsisted to locate their newplot in the
location of their original land.
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Tenant and landowner conflict on the issue of sharing
land. As per legal provision, tenants and landowners
share of land would be 1:3. However tenants demand for
equal share.

Due to fipancial constraints to build the house, most
of the landowners requested for the further subdivision
of a newplot even upto 2 or 3 annas.

Too smaller plots like one anna or one & half anna
hinder in achieving either standard or uniform block
size or well proportioned plot.

Solution to some problems were proposed by the landowners
them selves whereas some were solved through the compromicse.
The soclutions proposed in the process are as below,

1.

Land to be shared for the road was worked out with
reference to  the existing and proposed  road width
whereas for public wutilities and iInfrastructure cost
the contribution was maintainsd at 94 of the land area.

Owneres of land with motorable road & uninterested were
convinced by the project office & other landowners to
co-operate in the communal benefit work.

As a provision of public utilities in the project area,
3% land has besen allotted for the public open space. Mo
other community or public spaces has been provided.
This cen be seen as compromise between the landowners
and the project office.

New plots have been located as far as possible in the
earlier location, if not, within the radius of 3I0m from
the location of raw land parcel. However, extreme small
plots have been grouped together irrecspective to their
earlier location.

The project hasn’'t vyet experienced the problem of
landowner & temant conflict. However, this problem is
likely to arise after the implementation stage.

Minimum plot size provided by the project is Sm X 14m
with the plot area of 70 Sg.m which is 2 anna. Hence,
owners requesting for further subdivision can get land
in the multiple of 2 ana.

Too smaller plots 1ike ome or one and half anna bas
been grouped together irrespective to their earlier
laocation. These plots have been allotted by subdividing
some of the corner plots which the project office
retained to recover the project expenses.

&1



Redistribution Criteria

The redistribution criteria formulated by the project office
faced lot of comments during the discussion with landowners.
These were later redrafted through the joint effort of the
planning officials and landowners committee.

The percentages to be deducted from the individual land for
the service plot and public utilities were worked out in
detail as below.

a. Open Space 5% from individual’ ‘s plot area.
b. Service plot 54 43 ' ) s .
c. Circulation Area. Varies from 4 to 3&%4

Percentage Deduction for Road Area.

Width of proposed

Group Description Width of road Remarks
existing
road 4m &m 8m

A. Metalled road

on west 7m bl » 4%
B. Service track
o north &m " » 77

C. Gravel road on

east Sm ® 4% 11%
D. Trail road 1im 11% 184 25%
E. Canal im 119 184 25%
F. Without aceess 8] 154} 22% =94

G. Under high
tension line O 22/ 294 3%

One of the positive outcome of the redraftted redistribution
creteria was, it provided the returned plots in the multiple
of 4 anmna and in the original location or around 30 m
radius. Only in extermely small plots like on anna and ane
and half anna, these were grouped together irrespective of
their earlier locatiom. This process followed in Gangabu
tand Pooling project is more of a Land Readjustment than
Lanmd Pooling. '
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OBJECTIVE

The analysis of wvarious land development program suggest
that for the fast growing urban areas, Land Readjustment
program seems to be the most viable land developement
technique for developing residential areas. Hence, this
proposal on Land Readjustment scheme aims to investigate the
future potential of Land Readjustment in Kathmandu. The
opbjective of the propos=al is to,

- Create public awareness on the land development program
which is less contraversial, financially self
sustainable, can be implemented in partially developed
areas as well as is most suitable for the planned
development of the fast growing urban areas.

- Strengthen and consolidate the conception of planning
by the people for the people.

- Motivate the landowners to Form a co-operative and
create planned settlements.

The study team aims to achieve .these objectives through
implementation of a pilot project. This proposal on Land
Readjustment scheme has tried to:

- indentify the wvarious obstacles and problems in
conducting Land Readjustment scheme.

- Explore the degree of co-operation that would be
available from the landowners & their interest in

executing such projects.

- Formulate a plan and programme and prepare the cost
estimate of the pilot project.
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METHODOL OGY

Land Readjustment is a tzchmigue by which s=2parate &
irregular land parcels a2r=z asszmbied for the unified
planning to convert it into serviced building plots  and
other community facilities as shown by Ffig 1. The whole
process is base on a principle of relocating th2 returned
plot in the location aof the orgininal land parcel. -

Public participation 1is ths key factor  and hence entire
operation is based on the landowner’'s participaticn and co-
operation. The methodology that has been adopted is =
draw conclusion for the entire operation from the analysis
of landowner's eopinion, siv.: conditioms znd other related
information’. The role of eiudy team was rnothirg ~ore than
that of coordinmatiom and tecinical intervertion. Ths adopted
methodology in sequence is as followings.

a. Study of few potential zites for +the implementation of
Land Readjustment pregr:m.

b. Evaluation of sites =nd fimpalization of ti=2 project
site.

c. Detail analysis of the =elected site.

d. Informing landowners o7 the selected site zbout the
community planning threugh the noticsa inm
"Gorkhapatra’{(a newspapsr with maximum rumber  of

circulation).

n

. Collection and analysis of information on land,
landowners opinion and infrastructure developmsnt,

f. Formation of landowrizrs committee comprising 7
representative.

g. Preparation of alternative schemes and redistribution
criteria. Discussion with landowner - s cocmmitiee.
Selection of one alternaztive for the final design.

F. Calculation af project cost armd finamca and workout the
cash flow,

i, Pevelopment of final redistribution criteria.

3. Detail workout of final scheme which includes

calculation of individual returning plot znd detailing
of each block into individual plots.

k. Piscussion of detail scht2me with the landonners.



Formation of implementation strategy
scheduling of wvarious implementation
formation of implementation unit.

Presentation of the fTimal scheme for
the landowners.

The entire operation has also been shown in
chart in fig 2.
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SITE SELECTION & ANALYSIS

SI1TE SELEETION

In selecting the project site, following criteria were
considered.

a. The land should fall within the area proposed by
D.H.U.D. as urban expansion boundary and should be in
confirmity with the landuse of Kathmandu Valley.

b. Dff-site infrastructure showuld be available,
particularly water, powersupply and road.

c. The area should be in confirmity with the existing
growth trend of residential area.

d. Diversity with reference to the location.

Six sites were selected with reference to the above criteria
(as indicated in Plan 1), three of which were in Lalitpur,
one in Kathmandu and twp in Bhaktapur.

Detail information on each site as collected through the
‘Site Information Collection Form' (annex 1) is briefed below
accampanied with individual plan.

Gongabu

The area is located in the north of Kathmandu city core
within the ringroad and adjacent to government undertaken
Gongabu Land Peoling Scheme (refer plan 2). It covers 210
ropanis of land currently holded by 200 landowner with
majority of plot size larger than one ropani (509 Sg.m). It
1s surrounded by road on all sides differing in nature,
water supply mainworks of 300 mm diameter is located in the
western gravel road. :

Topographically, the site is abspolutely flat but is a
lowland relative to the surrounding and hence may have a
problem of water logging unless proper water outlets are
designed. The average land value of the raw land varies with
the leocation of the land parcel with respect to the road,
ranging from 35 to 12 lakhs per ropani, part of which may not
be hence affordable by the middle income as well, after
planning.

The area has a very good potential interms of plot sale as

already part of the area 1is builtup & the remaining is
rapidly converting into builtup from agriculture.
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Khumaltar

The area is located in Patan towards southeast of Patan city
core ocutside the ringroad (reter plan 3I). The site arsa
covers 102 ropanis of land holdsd by 169 owners and most of
the land parcels are larger than 12 anpas (382 sq9.m). The
nearest metalled road is a road connecting Bodavari to Patan
which is approximately 200 m far from the site and connects
the site via sarthen road. Water supply mainline of BQ mm
diameter and the electrical mains is located in the metalled
road.

The =site topography is the combination of flat and steep
slope and hence, the site development cost will be
relatively higher. Present market value of raw land varies
from 6 to B lakhs which would he even higher after planning.
Collection of public opinion in the site showad positive
only for road and infrastructure development, with people
willing to share land for road and .pay for infrastructural
development. However, some facilities like high school,
health post and convenient shopping is already available in
the vicinity.

The present landuse is mixed, with partly developing as
residential area and the remaining in agricultural use. The
landuse of the surrounding area 1is residential _and
institutional. Hence, the area if developed properly will
have a good potential for residential development.

Nakhipot

Nakhipot is located in the west of Patan city core out side
the ringroad on the way to Sunakothi (refer plan 4). The
site area covers an area of 85 ropanis owned by 103
landowners. Majority of land parcels, which are larger than
12 anpas (382 sg.m) are owned by future dwellers who are
serviced outside the country due ta which, the land value is
extremely high ranging from 10-12 lakhs for raw land.

Access to site is B.L.D. gravel road through =satdobatco
G.L.D. ares. However BG.L.D. ropad has been propossed through
the site which connects to the metalled road. The water
Supply main works of 200 mm diameter and the electrical
mainworks are located in the metalled road which 1isg
approximately 100 m far from the site.

The site area comprises of terraced land with mild slaope
which is currently under agricultural use with Tew
residences mushrooming. The so0il condition is not gend for
agricultural production. :
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Facilities im wvicinity are public open =pace and &a primary
school at the northern side of the site. The most crucial
factor in the site is the constant exposure of the
landowners to the planned settlements abroad & hence could
be very easy to convince.

Saibu

Comparatively, Saibu site area at present is uwuntouched
though not far from Patam city core due to 1it’'s survrounding
environment and the access. It is located southeast of Patan
city core about 3 km outside the ringroad and on the way to
government undertaken Saibu site and service project {refer
plan 5). The site area covers and area of 495 ropanis owned
by 392 landowners with most of the land parcels larger than
one ropani (502 sg.m).

The site area is properly equipped with infrastructural
network with gravel road on the north and west side. The 500
mm diameter water supply mainwork runs in  the north eastern
metalled road. Electrical mains is available on the metalled
as well as the northern part of western gravel road.

Topography of the site is a combination of flat and terraced
land and is upland with respect to three side surroundings
whereas low with respect to government undertaken project.
However, drainage won’'t be a problem as a river flows &t the
north of the site in the lowland.

The lack of proper bridge and the jail in vicinity are the
prime factors for the low market value of the area ranging
form 2 lakhs to 9 1lakhs per ropani depending uwupon the
lpcation of the plot with respect to access road. However,
with the completion of new bridge (which at present is
underconstructian) and the implementation of the proposal of
shifting jail, the area will have good potential in near
future.

Gathaghar

Gathaghar is 1located in Arniko highway, before Sanothimi
about 2.5 km Ffrom Koteswor ring road junction (refer plan
6). The site covers an area of 100 ropanis of land owned by
240 landowners, with most of the plots smaller than 8 anna
(255 sq.m). It is surrounded by road on all sides, with
highway in south, 11 m metalled road in east and trail road
(with & m. proposed G.L.D. road) in the west and the north.
Water supply mains of 80 mm diameter and the electrical
mainwork is located in the highway.
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Topographically, the site is flat and upland relative to the
surrounding with mixed land use, somes builtup area and the
remaining under agricultural use at present but soon going
to be converted into builtup area. The land value varies
depending upon the location with reference to the nature of
road, ranging from 4 to B lakhs. Some of the facilities that
are already available in the surrounding area arey a high
school, a campus and a convenient shopping nearby.

Although this area is gquite far r=slative to other sites
mentioned above, from Kathmandu city core but is easily
accessible, as various means of public transport systems are
available.

Surva Binayak

Surya Binayak site is located about 50 m south of Arniko
Highway, next to +trolley bus terminal, further east o7
Gathaghar and about 8.5 km from Koteswor ringroad Jjunction
(refer plan 7). The site covers an arga af 100 ropani
currently owned by 93 landowners with most of the plots
larger than one ropani (509 sg.m). Access to the site is an
garthen motorable rcad cennecting Arniko highway which
further continues as a trail road and connects to the road
leading to Katunje., This trial road has been proposed as &4 m
G.L.D. road. Water =supply line of 50 mm diameter and the
electrical mainworks is on the highway.

The site comprises of terraces with mild slope and is under
agricultural use at present. The entire area has been hired
by agriculture department to grow se=2dlings due to the soil
being very fertile. Average land value of raw land is Rs.
100,000 per ropani, which will be hicher after planning but
still will be affordable by middle ircome.

Although, this areas is quite far from Kathmandu but is
connected by various means of public transport system. This,
in combination to its lacation with respect to Bhaktapur,
has a good potential to develop in n=ar future.
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The sites were then evaluated with respect +to the criteria
mentionzd above and few mare as mentioned bhelow.

a. FProject area/ No of landowners/Size of majority of land
parcels,

b. Average land value.

c. Existing land use and soil condition for agricultural
praoduction.

d. Public Response (Landowners, tenants, future
beneficiaries) about the need for planning in the area.

E. Topography with respect tno surrounding area and of the
site.
f. Distance from the city centre / Access to public

transport.
g. Facilities in the surrounding area.

Site evaluation table no. 1 showed sites in Nakhipot and
S5aibu, both of Patan, as the best alternatives. Both the
sites were then detailly examined with reference tao tha
interested landowners and degqree of co~operation that the
study team would get from them. Landowners in Saibu site
were more active and interested compare to Nakhipot. In case
of Nakhipot, majority of the landowners are outside the
country. Hence, the study team decided an the Saibu site and
the detail analysis of the site was done.
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SITE_ANALYSIS

The physical characteristics of Saibu site are shown in plan
B. The site analysis was done under the following headings.

1.

2.

Site Boundary:

Site Surroundings:

Topography:

B85

The site is surrounded by
a gravel road in the
northern and western side
and the metalled road in
the rorth eastern corner.
The trail road runs alang
the eastern border where
as the natural drainage
chamnel form the south

eastern border of the
site.

The surrounding
environment have a few
position as well as

negative impact on the
site. The central Jail
located at the nerth,
across the river and the
cement factory located
southwest behind the hill
are the main cause Ffor
the low market wvalue of
the area. A brick kiln
located in the western
low 1land and the carpet
dyeing industries which
have started to emerge in
this area will cause
environmental pollution
of the surrounding.

Apart from the above
factors, government
undertaken site & service
project at the south and

river flowing in the
north are other key
elements in  the site

surrounding.

The terrain consists of
following conditions.

flat land with mild slope
currently under
agricul tural use with



Orientation:

Infrastructure:

Road onsite:

Electricity:

84

=Yali=] scattered builtup
area.

small terraces forming
steep slope with

agricul tural use.

terraces forming mild
slope with agricultural
use,

ubland and lowland with
agricultural use.

the land slopes down from
south to north.

The site is elongated
noarth south with maximum
boundary ef the site
exposed to east and west,
whereas the favorable
orientation for a housing
plot im Kathmandu 1is
north - south.
Eventhough, the land

slopes up in  the form of
terraces towards south,
but it doesn’'t form a
sunshadow since the slaope
is mild in comparisocn to
the altitude of sun in
south.

Apart from the
information on offsite
infrastructure mentioned
in table 1, some more
details are mentioned
below. '

A trail road of varving
width from 0.2 m to 1.5 m
runs north south dividing
the site area 1into two
sectors.

A  high temnsion line for
Himal Cement Factory
passes through the site.



View

Water supply:

Stormwater
drainmage
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Water supply mainworks of
200 mm diameter with 24
hour supply, is available
in the metalled road.

There is no discernable

major drainage channels
across the site, although
water ultimately flows
down the north due to
topographical comndition.
However, natural drainage
channel forms a site
boundary along northeast.

The site area is elevated
with respect to adjacent
areas in north and west
due to which a view of
mountain range in north
and an old settlement in
the western hill can be
enjoyed.
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RESEARCH_ & ANALYSIS

INFORMATION COLLECTIDN

Information collection refers to the collection of data
necessary to execute the project which would be of different
ratures. One wpould be information related to land, other’s
will show the wviability of the project etc. Information
collection process started with following steps.

A. Collection of land information
B. Collection of Public opinion
C. Collection of information related to infrastructure

‘development.

A. Collection of Land Information

Information related to land would identify the
landowner s, their correspondence address, total no. of
landowners, individuals amount of landholding as well
as whereabouts of the tenants., The information 1is
available from District Land Revenue Office and Survey
Maintenance Section.

Land has been a very profitable business and hence land
transaction occurs several times before a plot is
really developed. The latest information of land is
only available with the District Land Revenue Office.
However, due to bureaucratic process and other legal
bindings its was not possible to get the latest record
from revenue office and hence the study team had to
rely on the data available through Survey Maintenance
Section, most of which had been outdated and
incomplete. The latest information on land was hence,
possible only through the landownership paper.

1t was almost impossible to contact the landowners
through their correspondence address even in the case
where land transection had not occurred, as it was
incomplete & in case with complete address would take
several months. Hence, various approaches, as mentioned
below were adopted to rontact landowners.

a) Notice to landowners through Local MNewspaper.

by Personal contact by SLUD office personnels through
telephone and visit.

(g Enguiry and contact through the land owners and

locral leaders.
d} Contact through local brokers.
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Some of these methods were partly successful while some
. were a total failure. Overall, the owners were not much
interested as only 24.546 Y% of total landowners owning
29.33% of the plots contacted.

The effectiveness of techniques i & iii mentioned were
almost similar. Contacting landowners through
landowners themselves and the local leaders was partly
successTul  as only 5.68% of the total landowners were
contacted, who owned &.3%4 of the plots. Since the
landaowners & local residents were praoperly convinced of
project benefit of the Land Readjustment scheme, they
co-operated by providing information of adjacent
landowners. Few even participated by searching and
canvincing cther owners.

Notice through local newspaper (refer annex ?) was also
as successful as contacting landowners through the
landowners themselves since 5.01%4 of the landowners
owning 6.3 % of the plot contacted. Most of these
contacted through telephone who were then briefed of
the project obijectives. However, an 1idea of getting
information through the 1local brokers was a total
failure. Infact, it had a negative impact in the
success of the scheme as they felt of losing business
with success of such schemes & hence started lobbying
against the project.

FPersonal contact through SULD office personnel was the
most successful as 14.29% of the landowners with 146.73%
plot were contacted. This was the most advance step
taken to contact landowners, by visiting the project
area and getting information of the landowners with
local residents and neighbors who were then contacted
either through telephone or by house/office visit,
Mumber of landowners contacted through each of this
approach is tabulated in table 2.

Although few landowners shawsd interest but averall
contacting landowners and getting information from them
was a very tedious and time consuming task. It was
almost impossible tp contact landowners of the entire
site and get infTormation from them within the allotted
timeframe. The study team hence had to first demarcate
project area within the site area which is manageable
within the study timeframe and collect information of
it only. Detail of the number of landowners contacted
of the project area is tabulated in table 3.
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Table no 2.

! andowners contacted
(Entire Area)

through various means

§.Na, Maans Contactad nuabar Total nuabar
landowners] % fplots| ¥ [landownars| plots
1, |Contact through langdownzr &
local leaders, 2t S0t 32 | &30
2, |Contact by | a} On site 38 9.92] 40 | 8,46
SULD office :
gerionne) b) Houwe visit 12 3,000 34 1 8,85 359 508
t) Telephone 7 1,730 7 | 1.38
Total 57 114,29] 85 [18.73
3+ |Through advertisenment In local
newspaper 20 oL 32 | 6,30
4, |Through local brokers 0 0] 0 0
Total 98 |24.56(149 29,33

Table no. 3.

Landowners contacted through

{Project Area)

various means

§.No, Heans Contacted nuaber Total number
landowners| % {plots| X {landowners) plots
1, |Contact through landowner &
local leaders, 21 17,5 ] 32 119.28
2, (Contackt by | &) On site 18 |15,0 |20 ]12.63
SULD office
persannel b) House visit ] §,07| 25 113,04} 120 164
t) Telephone b 5.001 & ! 3.42
Total 32 |26.4%] 87 {3133
3, |Advertiseaent in the nawspaper 3 28 % 3.0
§, [Through loca) brokers 0 0 ¢ 0
Total 56 44,87 89 |33.42

?1



Collection of Public opinion

Public opinion & its proper analysis 1is the most
important fTactor in the land development program like
Land Readjustment, whose success is entirely dependent
on the public participation. Apart from indicating the
success of the project, 1t also identifies the

-methodology to be adopted as listed below.

al Success of the project

b) Identification of the methodology/ means of cost
recovery/ nature of facilities.

c) Publicg evaluation of the adopted planning

techniques.

To gather public opinion, a survey was conducted with
an emphasis on Land Readjustment program. In the
process, all the persons surveyed fell into four
definite groups; the landowners, general public who
could be future beneficiary, actors involved in  the
land development program and the local leaders.
However, emphasis was given to the landowners and the
future beneficiaries. Hence a “Landaowner’'s Opinion
Survey Form’ (annex 2) was prepared accordingly, along
with which a brief writeup was alsp attached. The
persons surveyed were briefed prior to filling up the
form. A& copy of the form is attached in annex 2.

It mainly focused on the concept of Land Readjustment
and the expected facilities in the project area. Few
gquestions were aimed at visualizing the future land
use, the growth of the area and how it would have been
developed otherwise. It also enquired regarding the
general planning process in Nepal. Apart from the form,
the formal amd informal meetings and discussions beld
with landawners and local leaders also helped to gather
public opinion. )

Collection of Information related to Infrastructure
development:

Proper enguiry on infrastructure development and
government priorities, could reveal the facts on
government support for the community planned areas,
which could reduce the amount of land to be shared for
project expenses. The information reguired is given
below.

a. Check the possibility of developing
infrastructural network through government or
provision of government support in developing
infrastructural network in the areas developed by
community.
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b. Check the cost of various infrastructure network.

The information required would be available from Nepal
Electricity Authority, Nepal Water Supply Corporation,
Road Department, Town Municipalities, Kathmandu Valley
Town Development committee ete.

With the current government pelicy of motivating public
participation in land development for housing, the cost
of most of the infrastructure networks for the areas
developed by the community would be shared between the
government and the community, with major portion of the
cost funded by the government.

The mnormal sharing that has been worked out for the
installation of sewerline is, public contribution of
254 and the government support amounting to 75% of the
total cost. Provision for cost sharing in water supply
is alse similar to the installation of sewerline,
However, a copy of minute of the meeting of landowners
committees is essential to benefit from this facility.

This, in a way avoids partial financial burdern to the
government in compare to the normal trend of installing
all infrastructure networks by the government whereas
for landowners the amount of land or money that would
have to be contributed for the installation of these
services would be less.
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4.2 INFDRMATION ANALYSIS

Analysis of the collected information would form the base
for the subsequent stages, i.e., proiect designing,
formation of redistribution criteria, management of the
project finance and daevelopment of implementation stategy.
The analysis has been done of enly the plots falling in the
project area as defined by 5.1 and under the following
headings.

4.2.1 ANALYSIS OF LAND INFORMATION

The information gathered from landowners related to land,
through landowners opinion survey form (annex 2) was then
analysed to check the condition of majority of land parcels
prior to plamning. The comparison of this information to the
neture of returned plot would then justify the necessity of
the Land Readjustment concept. The analysis was done under
following headings:

A. Land Ownership.

B. Area of Existing Land Parcels.
C. Access to infrastructure networks.
D. Land Parcels with or without temnants.
A. Land Dwnership
The analysis on landownership showed the land in the

project area under three type of holding; individual,
public and shared by certain community as shown in
table 4. Maximum amount of land is in the form of
individual holdings, which can be further divided into
plots under cultivation or without any built form and
plots with some builtform. Land under individual
holding amounts to 94.21% of the total land of which
B2.53% is without apy builtform & the remaining with
some sort of builtform.

Land under public holding constitutes 0.927%4 of total
land and is in the form of trail road and canal. The
amount of land under public holding shows the degree of
success of Land Readjustment concept and creation of
settlement equipped with all public utilities. This is
a conclusion drawn from 4.2.2 which show that people
are willing to contribute only minimum amount of land
for road and are against the contribution for open
spaces and public utilities. Hence public land could be

used to create public open spaces and community
facilities.

Land share by a group is only in the form of access
road and is nominal relative to the total project area.

94



Area of existing Land Parcels

The total area of the site as the sum of individual
land parcels mentioned in the landownership paper
differs from the area calculated from the cadastral
map, with the later being 1less. The error is of 1

‘ropani 15 anna 2 paisa 2 dam equivalent to 1006 sg.m

which is 1.76% of the total site area.

The area of individual plots has been analysed by
categorizing it into various groups based on the plot
area as shown in table 5. Seven groups were formed with
group A comprising plots with area ranging from O anna
to 4 anna, group B 4 anna to 8 apna and so en. The
maximum number of plots fell into group B (4-B anna)
which occupies 30.12%4 of the total number of plots,
followed by group A (0-4 anna) with 22.294 where as
group B (2 & more ropani) has the minimum number with
only 3.01 4.

However, with respect to the total area under each
group, group E {1-15 ropani plots) surpasses the other
groups, occupying 21.24% of the entire area of the site
followed by group B with 18.2%4 where as Group A with
only 5.6% has the minimum amount of area in compare to
other groups. The area of individual land parcels is
tabulated in annex 6.

Analysis of areas of existing land parcels would help
to identify the ideal plot which could form as a

modular plot size.

Access to infrastructure network

Analysis of plots with respect to infrastructure
condition will show the need of Land Readjustment
schemes to develop the area. The analysis was done
under the following headings and illustrated in table
6.

a) Plots with access road.

b) Plots with easy access to electricity.

c) Plots with easy access to water supply mains.
d) Plots with easy access to sewer mains.

In analysing the plots with respect to the access road,
only 74 plots, occupying 45.78% of the total number
have some sort of access road. The type of roads vary
from trail road with r.o.w. varying from 0.9 to 1.3
meter to gravel road with r.o.w. 5 meter. Number of
plots with trail road as an access in 34 whereas plots ;.

, with the gravel road as an access total up te 253.
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Similarly, 7 plots have a shared private road and 10
plots can be accessed via a canal. The detail of nature
of access road with plot nPumbers and areas are
mentioned in table 7.

Analysing the plots with easy access to electricity,
only 25 plots which have gravel road access are favored
by electrical connection. However, none of the plots
are in easy access to water supply network and sewer
mains and hence getting an individual water supply
connection will be a very expensive affair for any
plot.

Land parcels with or without tenant

It wasn't possible to distinguish plots with or without
tenants. Although the land record showed the existence
of tenamts in most of the land but mast of the
landowner‘s denied the fact that they had tenants.
However, this may also be true as the land transaction
occures several times before it’'s actually developed.

Although in few cases, the landowners revealed the fact
of having tenants but they are against the involvement
of tenants and requested the study team not to contact
them. The study team though wanting to contact the
tenants but was not able to do so due to lack of
contact address. Hence, the study team wasn‘t able to
analyse the area with respect to the tepants.
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Table 4. Nature of landownership

5,Ma Dascription ' Plots Parcentage of Ttz

pumber|  ares nuader area

L, Individual Flots |a) With houza | I8 10-13-1-0 10,845 1 9,89

bIWith boundary
wall oniy { 1-14-3-0 0,605 | 1724

¢} Without any | 141 {97-8-2-2 B4.93% | 87.,29%
bullt fars

Total 160 (110-4-2-2 | 9&,37% | 98.7%

2 Public Aras 1) Trail road I 0-10-0 G805 1 0,34

b) Canal z 0=7-1-0 L2148 ] 0,41

Tatal 3 b=1-1-0 L.8L% + 0,973
3 Community access road . 3 0=3=3=2 LElk | 0.3

Total 166 (111-10-3-0 | 100K | 100%

Table 5.Grouping of plots based on land area

S.Ne Description Plats Parcentags of Total

nuaber| ares nuabar| ares

Ly |0-4 anna (Broup A) 37 b=4=0=2 22,297 | .4
2. |4-8 anna {Group B} 50 20-5-1-2 | 30.12% | 18.2%

3. |8-12 anna (Broup £) 29 17-2-3-1 | 17.47% 19,373

4 {12-1b anna (Group D) 13 13-7-2-0 9.04% | 12,06%

5 {1-1.9 ropani (Group £) 19 23-11-2-3 | 11.44% | 21,24
6. {1.5-2 ropani (Group F) it 19-10-3-0 | 4,635 | 17.4%
7. |2 and nore ropant (Group G} b H=i1=3-0 | 3,014 | 9.93%
Total ted  |LLI-1l=3-0 | 100K | 100X
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Table 6. Plots with accress to Infrastructure

8.No Description Plots Percentage of Total
nusberi armd nuaber| area
I, [With access road 6 152-2-1-3 43,78% | Gb.67%
2, Ezsy access to electricity 5 |22-5-0-0 15.06% | 19.73%
3. (Easy access to water supply maine| © 0 0 0
4, 1Easy sccecs to sewer gaing 0 0 0 0
Mote ¢+ Canal also considered as a mode of access.

Table 7. Plots with various road condition

g, ho Description Plots Percentage of Total
rumberf area nunber; area
1. (Plots with Gravel Road % [22-4-2-0 13.08% | 22.63%
2, {Flots rith Trail Road ¥ 17-8-2-1 20.45% 15,694
3. (Plots with Private Road 1 3-2-2-2 4,224 | 2.83%
4, |Plots with Canel 10 §-2-3-0 6,024 1 9.5%
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4.2.2 ANALYSIS OF LANDOWNER'S OFINICN

Landowner’'s opinion survey form was distributed to all the
landowners who were contacted. However only few submitted
the form. Although, the landowners were very supportive and
co-operative and expressed their ideas and desires in the
planned area but this wasn’t evident while collecting their
opinion through the form. Even with the repeated request and
house visit the study team were able to collect only few
forms. In few cases, the study team also tried to fill the
form for the landowners by asking them their opinion.
However, with all this effort, the study team was able to
collect only 15 forms out of 88,

Analysing the ‘'landowner’'s opinion collection form‘, 89% of
the surveyed landowners showed positive response to the
planning of the area whereas only 7% were against it.
However, in analysing the expected facilities in the
proposed planned area there was no objectien for the
installation of water supply, sewerline and the proper road.
?3%4 of the surveyed landowners were in favour of the
electrical connection, 73% for the telephone, 53% for park
and 47% for shopping and community hall. In response to the
query regarding the expected time frame for the plan to be
implemented, 60% wanted the plan to be implemented in near
Tuture.

The landowners were very critical regarding the road width,
53% were in favour for the single lane access where as only
2074 for the double lane access. Few also wanted to limit
‘the access to two wheeler. Similarly, responding ta the
guality of road, 40% opted for the metalled road whereas
only 27% were in favour for gravel road.

Although 93% of the surveyed were willing to contribute for
the .project expenses but the amount and nature of
contribution wvaried very much. The amount of contribution
for the project expenses varied from 5% of the land area to
the individuals share as shown by the calculation to recover
the project expenses. Analysing the nature of contribution,
few were only willing to contribute money whereas few were
willing te contribute land for road and money for other
infrastructure network. Detail of the analysis of
landowner’'s opinien survey form has also been tabulated in
table Ba,b,c,d,e,f,q.
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Table 8. fAnalysis of Landowner’ s Opinion Survey Faorm

a. Issues Related to Planning
S.MNo Issues Consent No.of % Remarks
L.andowner
1 Opinion regarding Positive 14 93
the necessity of
planning. Unanswared 1 7
2 Opinion on the land Good 2 13
development activity
conducted by private Needs
& government opening improvemsnt 1 7
Haven 't been
doing properly 2 13
Don’t know ? &0
bnanswered 1 7
3 Reaction to the idea Positive 12 80
of planning in Saibu
Negative 1 7
Linanswared 2 13
b. Managing Service otherwiss
S.No Water Electri- |Sewer Access
supply city line
No., % IND. No.t 4 |No. A
1 Available at present 26,7 5 | 3.3t 0o | O 3 |33.3
2 Manage on it's ocwn 20.0] 2 | 13,3 7 |46.7] 2 |13.3
3 |Rely on concerned 20.0( 3 | 20.0| 3 [20.0] 3 [20.0
govt. agency
4 Dot know 20.0| 3 | 20.0| 3 |20.0] 3 |20.0
S [Unanswered 13.31 2 ] 13.3) 2 {13.3] 2 113.3
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c. Issues related to the future of Land and Building.

S.No Issues Consent Mo.of A Remarks
Landownetr
1. {Future activity Continue O O
in the plot after farming
planning.
Construct a 7 47.0
house.
Sell it. O 0]
Other 2 15,0
Already constr
ucted b 40.0
2. |Cptimumn time for Already 1) 40.0
starting a construc |constructed
tion if planning to
construct the house, |Within 1 year 2 13.0
After 1 year 3 20.0
Haven' t decided 2 13.0
Unanswered 2 13.0
3. |Intention after the Live in it 12 80.0
completion of
construction. Rent it 1 7.0
Sel1l it O O
Don’t konw 2 13.0
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d. Issues on Land Development Technigue implemented in the

site
5.No Issues Consent No.of 7% |Remarks
1andowner
1 Reaction to Land Positive 1z 80
Developrent Technique
Implemented in the Negative
site.
Don't know 2 13
Unanswerett 1 7
2 |Expected Timeframe for{3 to 6 months 1 7
the plan to be
implemsnted. & to 1 year ] 20
as fast as
possible ks &0
Unanswered 2 13
@, Facilities preferred in the settlement
Consent
S.No Facilities Remarks
Positive Megative
Nas| Z |Nos| “Z [Nos| %
1 Road 153|100
2 Watersupply 151100
3 Electricity 14 23 1 7
4 Sewerline 153] 100
5 Telsphans 1] I L 7 & |20
& Park . B| 33| 3 |20 4 127
7 Shopping 71 47 4 |27 4 |27
8 Public space 71 47| 4 |27 4 |27
(community hall)
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T Preferred Road MNature and Width

S.Noi Description No. of Percent—|Remarks
landowners |age of
landow—
Brs
1 |Road Nature|Trail Road 1 &.5
Gravel Road 4 27.0
d Metalled Road 9 &0.0
Unanswered 1 &5.D

2 Road Width |[Pedestrian Access - -

Two  Wheeler

4 Access 1 7.0
Single lane =] 33.0
Double lane 3 20.0
Lhanswered 3 é0.0

g. Type of Co—operaticn lLandowners are ready to offer

Consent
S.hNo Mature of Remarks
Co—aperation Positi-~|Negati—|Unansw—
ve ve ered

Mos| Y [Nos| 4 |Nos| 4

1  (Attending a Py &0 2 113 | 4 | 27
meeting called
by the office.

"2 |Becoming a member| &) 40] 5 |33 | 4 | 27
of landownhers
committee.

3 Contribution to 14) 931 1 7 0 O
project expenses
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Trail

PROJECT PLANNING

All the issues in project planning are based on the analysis
of the landowners opinion, the site condition and other’
related information. This chapter has been divided into 4
sub chapters as follawings.

CONCEPY

The planning concept is base on the design brief which
arises -from various analysis as follaowing.

a. The existing trail road which
runs north-south should be
maintained as the arterial
road.

b. The existing scattered builtup
areas should be praperly
incorporated within the

project area.

c. The plots to be returned
should be located in the
location of the original land
parcel as far as possible.

d. Project boundary should be
fixed in view of topographical
condition, landowners interest
towards communal planning and
other site constraints.

road to be maintained as

crterial rood. FIGURE-3

2. Access paint to the site would
bhe maximum three numbers 1in
view of traffic safety and
site conditions. One each in
gravel road in north and west
and one in the wmetalled road
im north eastern corner.

. The maximum road width within
the project area will bhe
determined by the width of the
existing metalled and gravel

road.

g. Storm water drainage should be
channelled towards north
ultimately discharging into

the river in accordance to the
topography of the site.

Access point to the site 104

FIGURE-4



Apart from the design brief derived from the analysis, few
other considerations have also been done as mentioned below.

N Orientation
¢¢§§ With respect to the solar
/Summer movement pattern, the plots
\ Sun should be ariented
N / geographical north-south so
“~ d”,/' Winter that the plots get winter
— . //&”] south sun.
~
\\sﬁ_% . Thisz however, will naot be
T possible for the plots facing
the primary road as it runs

north south and hence, the

Favourable Plot Orjentation plots will be oriented esast-

FIGURE -5 west.
Layput
i Il L | _
- Two different concepts to be
- 1] tried out in laying out of the
nlots,

Rectangular pattern

- il 11 i This is the very comman layout

followed in the land
Rectangular Layout Patiern development and housing
FIGURE -8 project in Nepal. This pattern
is preferred by the majority
lﬁ due to the land value being
almost equal except for the

plots in arterial road.

Culdesac

In view of the traffic safety
culdesac layout is ideal for
residential areas. One other
advantage of this approach
I y : is the culdesac could function
Culdesac Layout Pattern as a community space.

FIGURE -7

Phasing

The entire site comprises of 493 ropanis of land owned by
397 landowners. However, the topographical condition aof the
site suggests to ingore the few steep slope areas from the
project area. With the study team's experience in
information collection (which is very time consuming) and in
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view of the time available, the team felt that the project
area should be limited to 100 ropanis of land. Hence, a
decision was taken to first demarcate the project area based
on few site conditions as listed below.

a. Site topography.

b. Interested landowners.

c. Area favoured by offsite & pnsite infrastructure
network.

d. Fast growing area.

Thematic overlays for pach of the conditions were prepared
as shown in plan 9,10,11,12, The superimposition of all
overlay=s to identify the most suitable area for immediate
development resulted in 1B0O ropanis of land to fall within
the project area which is adjacent to the gravel road (refer
plan 13).

The area favoured by various site conditions were then
divided into two phases bhase on above conditiens b, c,
& d. Accordingly the area to be developed in first phase
consists of 112 ropanis of land & the remaining in the
second phase.
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SITE PLANNING DESIGN STANDARDS

The standard for various project components are based on the
existing site conditions, landowner's opinion and the
standard defined by the design manual prepared by DHUD.
Standard have been established for the following landuses.

a. Residential
b. Circulation
c. Open spaces & community facilities

9.2.1 Residential landuse:

P
b

Standard for residential landuse can be subdivided into
following headings.

a. Plot sizes

i The size of the returning plot will depend upon the
area of existing land parcels and the amount of area to
be deducted to recover the cost of infrastructure
network. Hence, there won’'t be any standard plot size,
Following criteria were considered in determining the
size of the plots to be returned.

- The width & the area of +the plot should be
sufficient to accommodate the minimum need of the
occupant. :

- A modular size to be fixed so  that all the
returned plots are in it's multiple.

With reference to above two criteria a & anna plEt (203 S5g
m) was Tfixed as a modular plot since majority of land
parcels are either 6 anna or more than &6 anna. Thé width to
the length was so proportioned that it accommpdated the
floor area need of an occupant and had a sufficient space at
the front and back to accommodate exterior functién such as
septic tank and water storage tank (refer plan 14},

With such provision the width of the modular plot measured
10.6 m and the depth 18m. Taking 1Bm as the plot depth, the
block width of 3é6m is fixed. The depth of the returned plots
is maintained in the multiple of 18m & the width calculated
accordingly. :

The above mentioned modular size will not be applicable to

the plots along the existing gravel road. These plots will
be basically untouched except for making it regular.
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b. Plot confugration
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The plots would be rectangular
in shape with proportion of
length to width of the modular
size being 1.73:1. The shorter
dimension of the plots are
supposed to be oriented to the
street. However, this
confugration deesnot apply to
the plots aleng the gravel
road.

Block length will be fixed in
view of the cost of
infrastructure network, better
circulation and the existing
site condition. In wview of
cost effectiveness and better

circulation, a block length
ranging from 90 to 110 meter
seems - to be the most
appropriate. Howevet, the

block lengths could differ
with reference to the existing
site conditions.
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3.2.2 Circulation

Designing an efficient circulation system that serve the
needs of residents with minimum area in road is the
objective of this standard. The amount of area in the road
can be reduced in two ways.

a. reducing the road length.
b. reducing the road width,

Howewver, the standard will only be for the road width. This
standard has been governed by the width of existing metal
and gravel road. The landowner's opinion on the road width
has also been considered as 1t directly relates to the
amount of land to be contributed for the project expenses
however the minimum width required as specified by urban
road standard shouldn’'t also be ignored. In view of all
these conditions, the width of the road has been fixed as
following.

Cateqaory R.O.W Setback

Primary Road &.0m. im.
Secondary Road 4.0m. im.
Arcess Road 4.0m. im.

Major traffic junctions will be made Y or T instead of craoss
junction for the safer traffic Tlow.

5.2.3 Open Spaces and Community Facilities

Normally, the area of the site devoted to public facilities
and open spaces should be between 10 to 15%. Even with the
repeated regquest by the study team, the landowners have
refused to contribute land for such spaces and hence the
project area do not incorporate such spaces.

115



PROJECT DESIGNING

With reference to the concept and the site planning design
standards, three alternative schemes were worked out for the
entire project area. The brief of each alternative is given
below.

Alternative I:

This alternative Tfollows the rectangular layout pattern
(refer plan 15) and is planned by giving emphasis to the
design brief derived from various analysis. However, effort
has also been daone to orient the plots north—-south.

The arterial road is &m wide superimposed on the exlisting
trail road running north south and the six loops diverting
from the arterial road form the major collector road.

The block length of majority of the blocks ranges from 7& to
70 m due to scattered builtup area. The area occupied by the
road is 11.9%4 of the total project area and 5B8.48Y of the
plot area is oriented north=-south.

Alternative I1I:

Alternative 11 alsoc follows the rectangular layout pattern
(refer plan 14) but gives emphasis to the orientation rather
than design brief derived from various analysis.

The artecrial rogad of & m wide runs along the eastern
boundary of the project area and connects the gravel road in
the north and the west through the site, The superimposed
loops on both the sides of the arterial & collector road
form the remaining road network.

The blocks length of majority of the blocks ranges from 85
to 110m, which 1is cost effective as well as efficient for
circulation. The area occupied by the road is 11.9% of the
toktal area and 74.8%4 of the plot area is oriented north-
south.

Alternative I11:

With the rculdesac layout pattern {refer plan 17} this
alternative gives equal emphasis to the design brief as well
as the orientation.

The arterial road of é&m wide is superimposed on the existing
trail road running north-south whereas the collectors differ
in nature, some with a loop system whereas same ending to a
culdesac.
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Majority of the blocks measures between %0 to 100m in length
and the length of the culdesac measures 30 m approximately.
The area in road is 10.7% of the total area and 72.6% of the
plot area is oriented north-south.

All the abpove three alternatives were studied by the team
and redistribution criteria was formulated for each. These
were then presented to the landowners committee for the
discussion ( refer chapter &). The landowners committee was
is favour of alternative 1. Infact, alternative 1 also
provides the best access to the existing builtup areas.

Alternative I was then detailed out with some changes in the
road network also for the better traffic flow. Accordingly,
the redistribution criteria was also modified (refer chapter
5.4). Detail of the project components are given below.

Project Components

1. Plotting

As mentioned in 5.2.1, the depth of the plot would be
in the multiple 18m and the width wvarying according to
the area calculated in $5.4. However, 1in the process of
detailing out each block, even the depth of the plots
had to be adiusted slightly teo aveid the remaining land
strips at the edge of the block which otherwise would
have been wasted. The blocks along the existing gravel
road were basically untouched except far little
adjustment, which were done to make the plots mDre
proportionate and wuseable.

In locating the service plots (area deducted for cost
trecovery} some issues caonsidered are mentioned below:

a. - The service plots are distriboted all over the
site so that it could function as an open space if
the funds are available from the government for
road construction and implemention.

b. The service plots are located in the prime areas
so that it could be auctioned later if the funds
are not available from the government. This would
generate moare income than envisaged, which could
be used to finance pther infrastructure.

C. The distribution of service plots all over the

site also facilitates to adjust the area within
each block during demarcation on site.
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Plan 19 shows how the ploting has been done and the
location of service plots. Plan 18 shows the nature of
land parcels prior to plapning and plan 20 is and
overlay of Land Readjustment scheme over the cadastral
map.

Physical Infrastructure

Roads

The road system consists of offsite road improvement
along the northern border of the project area by making

it wider from 5 to bm. The arterial rpad & m ROW is
basically on expansion of existing trail road running
north-sputh measuring 1540m in length. The major

collector road and access roads are of same ROW (4m)
with the length totalling 5408 m.

The road network within the project site as illustrated
in plan 21 is built up from 4 primary loops designated
as major collector road which are collected at three
points to the arterial road. The mejor traffic
intersections in most cases are cross roads, which
though vnsafe from traffic conditions but are
unavoidahle due to smaller  block lengths. These
junction if made T would be even more unsafe as the
distance between two junctions would not be sufficient.
However, in peossible c¢ases, these have been made T
Junction.

Prainage

The terrain slopes in northern and western direction
and hence natural drainage is in the form of runoff
ento the gravel road. The project area experiences a
problem of runoff from upland in south and hence a
proper system have been designed which incorporates the
runoff of the southern upland areas as well. The storm
water drainage also follows the system of road network
as shown in plan 22. The section of the drain is shown
in road section (fig. 10).

Water Supply

Water supply is via gravity mains operated by N.W.C. of
500 mm in the metalled road. No other alternative
system has been thought of, due to cost constraints.

Two alternatives have been worked out for getting water
supply mains onto the site. First, getting Afrom the

upland area which is slightly impractical and expensive
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{as the water mains will have to run through the
privately owned land putside the project area and to a
larger distance) bul gives better water pressure.
Second, getting from the north-eastern corner of the
site which is a low land. Though this is a practical &
cost effective approach but gives low water pressure
(refer plan 23). .

The water mains in the site is of 100 mm diameter
running in  the arterial road. Distributiun system
follows the lovop system of road network.

A possibility of installing a ground level storage
tank, a pumping station and an overhead storage tank
was also thought to have a hetter supply system but
thizs would not be possible due to cost constraints.

Electrical

There is an existing 11 KV supply line in the north
gastern metal raad which has to be extended far the
electrical supply in the site. The electrical layout
(refer plan 24) follows the road layout pattern and
consistse of four 150 KVA and one 100 KVA both 11 kv -
0.4 KV step down transformers. In the electrical design
the load forcast has been done for the five years and
for the total house on the site numbering to 300,
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REDISTRIBUTION ERITERIA

in develeping redistribution criteria, fellowing factors
were considered.

a. The returned plots to be relocated in or around the
location of existing land parcels.

b. The area Lo be deducted would be minimum thus
maximising the area of the returned plot. :

c. The exiting land parcels are categorized 1into 4 groups
according to the existing road condition, mentioned
below.

a. Group W - Plots with gravel road.
b. Graup X - Plots with private road.
c. Group Y - Plots with trail road.
d. Group Z - Plots without access.

The area that has to be deducted from individual land parcel

would depend upon the nature of facllities to bhLe
incorporated within Lhe project area. Since, the project
area doesnot have any proper road (refer site analysis), the

amount of land that has to be deducted for road itself would
be quite high.

Referring to table 9, the area deduction only for road
network and to recover the cost of gravelling and
implementation ranges from &.8% to 21.3%, depending upon

the existing access condition & proposed road network.
Incorporating area deduction for infrastructure development,
this would further escalate to reach a figure of 30.5, to
which majority of landowners will object as 54.22 % of the
total landowners would have to contribute 21.3%4 only for
road, gravelling & implementation (refer table & for plot
with access road).

Also, the study team suggests to take advantage of H.M.0G.
policy on “infrastructure " development through caost sharing
in community developed areas (refer information collection
4.1. 1), due to which the individual contribution for
infrastructure development would be nominal amount which can
be raised later too. With proper road network incorporation
service network, future 1nstallation would also not be a
problem.

Hence, the study team sticked to the implementation of road
network only. Accordingly, the area to be deducted from
individual plot are as following.

a. Area deduction for road network.
br. Area deduction to recover the cost of gravelling.
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cC. Area deduction to adjust the error in lard area.

d. Area deduction to recover ' the implementation &

management cost.

5.4.1 Area Deduction for Road

The area to be deducted for road is variable depending

upon

the existing access condition  and the proposed recad width.

This area was calculated by multiplying the plot area with
the reduction factor ( refer annex 4 for reduction factor
calculation). :
Area of the plot to be deducted for road

(a) = Reduction factor x plot area.
The reducticn factor calculated for various existing and

proposed access condition is tabulated in table 9.

5.4.2 Area Deduction for Gravelling

The land to be deducted from the individual‘'s plot

recover the cost of gravel depends upon the proposed

to
road

width except for +the plots aleong the existing gravel road.

This was calculated by multiplying the plot area with

the

coefficient of gravelling (refer annex 5 for coefficient of

gravelling" calculation).

Area of the plot to be deducted for gravelling
(a’) = Coefficient of Gravelling x Plot Area.

The coefficient of gravelling for the plots facing 4 m wide
road was derived as 0.0319 and for 6m wide road as 0.035s6.

Graveiling cost to be shared by the plots 2long the existing

gravel road is only for the one meter strip.
coefficient has been derived as 0.0074.

5.4.3 Area Peduction for Implementation

The area deduction to recover the implementation cost
(including land survey) was calculated by multiplying
plot area with the co-efficient as calculated below.

Total implementation cost (refer table 13)
{c} = 348384.20 NRs.

Estimated land value of the unit area
after planning {v) = 982.32 NRs./m=
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Area required to recover implementation cost,

34B3B&. 25
(A) =—————=—————————= 354.466 m%

Total area of individual plots
I54.466

e =.00632
56,113.14

Area deduction= Plot Area x .00632.

5.4.4 Area Deduction tpo adjust error in land area

As mentioned in 4.2.1, there exists a difference in the land
area as calculated from the landownership paper and the
cadastral map with the area in cadastral map being less by
1.78%. Although exact area of individual land parcel would
be verified before implementation by conducting a resurvey
but the difference at this stage has to be adjusted. This
has been done by treating it as an errpr and deducting it

from all land parcels in proportion to their area, as
illustrated below.

Area calculated from landownership paper =54,872.646 mT.
" M " cadastral map =55,866.71
difference =1,005.75
Area of existing tand parcels =34,113.14 m=,
(Excluding trial, Canal & Private road)
1,005.75
Error Adjustment S —— = 0.0172
96,113.14

The area to be deducted for each of the above cases from the
individual plot (service plot) and the net returning plot
are calculated in the 'calculation sheet for individual's
returning plot" (refer Annex 3). The met returning area of
all the plots after the deduction of area the recover the
implementation & gravelling ceost 1s given in Annex 4.
Similarly, the area of service plots 1is given in Annex 7.
The landuse of the project area before & after planing is
shown in table 10. ‘
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Table 9. Area Beduction Factors o recover the Project Expenses
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Table 10. Landuse before and after Planning
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PUBLIC PARTICIPATIODN

Fublic participation strated right from the initial stage.
Infact, in deciding the project site this was considered as
one of the crucial factors.

Initially, the study team motivated the public to
participate in the development of the area by requesting the
landowners, local leaders, brokers and other individuals to
help the study team in identifying other owners. The team
also tried to involve the owners by asking their opinion
regarding the planning of the area. The landowners were very
co-operative and participated actively by identifying other
owners. The idea of developing the area- in the planned
manner was welcomed by the landowners. They even suggested
how the area should be developed and what all Facilities
should be incorporated. Detail of this has already been
dealt in chapter 4.

With the completion of data collection & analysis the study
team requested the landowners te form a committee. This was
done to involve the landowners in all major decisions and
allow them to participate in the planning stage as well.

Landowner's participation was wvery evident at the detail
discussion stage. Various conceptual alternatives and
redistribution criteria {for each were prepared and presented
to the landowners committee. The committee was in the favour
of the rectangular layout due to difference in land value
created by the culdesac layout. OFf the two alternatives in
rectangular layout, the committee chose altermnatives I. This
preference to the alternative I was due to the location of
arterial road which is basically an expansion of trail road
& also it shows the good flow of traffic compare to others.

One member also demanded to retain his present access but
. convert it into a public access which had been omitted in
the conceptual schemes. This forms a direct 1link from the
gravel road to his community. The discussion in
redistribution criteria ended with everybody requesting for
the minimum amount of land to be deducted. Four sittings had
te be done for this discussion with the repeated request and
in accordance to the convenience of the members of
landowners committee.

The conceptual stage discussion was very delayed due to
which time for the subsequent stage discussions were
effected. There was wvery little time for the discussion of
the detail plar showing individual plots. Only few attended
the meeting called by the team to discuss a detail plan and
they were briefed about the criteria in plotting. The detail
.scheme was urnanimously accepted. A copy of the plan was
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distributed to the members attending the metting and they
were requested to show the scheme to other landowners.

Also the study team has printed the vearly calender (refer
back cover)}) showing the area before and after planning, a
copy of which will be distributed to all the landowners. The
study team expects all the landowners fo get exposed to the
planned scheme of the area through these two media and co-
operate in .. implementing the scheme.

Formation of landowners Committee

In the process of formation of landowner's committee, the
landowners were asked to elect their representatives to form
a committee with members comprising 7 in number. The
chairperson of the committee was supposed to be elected
among the members.

The landowners proposed four members of whom one was a lpcal
leader and the remaining three, representative from the
bigger group of landowners. The study team didnot get any
response from the landowners for the remaining three members
even after continuous reguest. With the time running short
and some important decisions to bhe taken immediately, the
study team hence decided to nominate the remaining three
members with few criteria as mentioned below.

= Should be holding a plot in the project area.
b. Should be interested in such community work.
c- Priority to be given to the leaders or representatives

from bigger group of landowners or owners with large
amount of land holding.

The members comprised of the following persans.

a. Mr. Dasrath K.C. - Elected Local leader

b. Mr. Dharma Bdr. Chhetri - Elected Representative
of bigger group

c. Mr. Rum Bdr. Pun | .— Eiected " "

d. Mr. Hemanta - Elected " "

e. Mr. Ramesh Bdr. Shrestha - Nominated interested

individual
f. Mr. Krishna Ghimire - Nominated Biglandowner
Q. Mr. Paurash Bajracharya - Nominated Leader

The chairperson of the committee was never elected as the
all members of the committee never met at one time.
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PROJECY FINANCE

Project Cost

The project cost is NRs. 6,004,359 for gravelling, physical
infrastructure (which include water supply, storm water
drainage and electricity) and the implementation ( refer to
annex B for individual calculation). This 1s in constant,
March 1992 prices. The implementation cost includes the land
survey cost and the office running cost of the
implementation wunit which has been calculated on basis of
man months. Summary cost estimates are shown in table 11.

However, as mentioned in chapter 5.4, initially, i.e., stage
I only gravelling would be done. Accordingly the project
cost for stage I would only be the cost of gravelling and
implementation, which would total up to NRs. 1,B09,346.

Financial Eost ’Stage 1’

The financial contingencies add Rs. 180,935 +tob the total
cost based on the inflation rate of 154 and the interest

during construction add another 223,152 assuming the
interest rate of 18.5%. Hence the project total cost in
current prices in NRs 2,213,433 (refer table 12). However,

financial contingency has been excluded in calculating the
area required for service plots in an assumption that
inflation on 1land is much higher than 15%. Hence the total
cost with interest add up to NRs 2,032,498.

Refering to revised financial cost "stage I', table 13, the
total cost with interest add up to NRs 1,864,018. This
figure has been derived by staging the loan (refer cash flow
projections tablg 14) as & when required. Hence, by staging
the loan amount,, interest can be reduced by 75%4. The
calculation of service plot area is based on this figure.

Cost per Unit Area

The project cost is better visualized by relating it to the
size of returned land. As seen from table 13 the total cost
with interest is NRs 1,H64,018 and the total area of the
returned plot is 46,443.6 m=. Hence, the project cost per
unit area of the returned plots is NRs, 40.14 in current
prices excluding financial contengency.
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Table 11. Summary Cost Estimate for Project Components

'S.No |Project component . Total cost H
e B2 Brice)t
' L {Gravelling ©1,482,957.00 ;
i 2 iHater Suppl§ | 606,830.00 ;%
E 3 %Storm Water Drainage _ 1,608,008.00 H
| 4 {Electricity 1,981,375.00 ;a
i 5 Elmplementation ' 316,389.00 g
. iTota 6,006,359.00 |-

G.Mo | Project component | Total cost | Interest | Cost ¢ Financial | Financial | !
: i o 3/1992 price; (18,34}  including |Contengency;  cost ' :
i : ' ' i Interst ! (15%) ! : ;
i1 iBravelling 1§,492,957.09 1104,131.00 11,677,080,00 }149,296.00 11,025,384.00 | }
; i i : ; g : ' §
v 2 ilaplesentation Vo 316,389.00 | 39,021.00 | 355,410.00 ! 31,639.00 | 367,049,900 ! :
] : : : : : i

L}

11,809,346.09 1223,152.00 12,032,498.00 1184,935.00 [2,213,433.00 |

—

[=]

-~
B
o
=
=
o
P

A
:5.Mp § Project component | Total cost | Interest ! Cost ¢ Financial | Financial !
: v M1992 pricet (18.5%) | incleding Contengency! cost i
i i H v Interst ! (1a%) ! !
Gravelling 1,492,957.00 | 23,016.40 {1,515,973.40 | 18,631.00 !1,532,177.00

2 ilopleaentation

—

i
1 i i
316,389.00 1 31,650.50 | 349,044.50 | 25,666.60 | 375,210.50
: : *

' Total {NRs.) ¢1,809,346,00 | 54,671.90 [1,84,017.90 | 44,297.40 11,908,387.40 !
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Table 14, Cash Flow Projections

]
]
1

Tten

~Cash in
Loan

-Cash But

Survey tost
Gravelling c
3

Sale of Service plnt

Total Cash In

Adeinistration cost

ost

nan Interest Payment
Total Cash Out
- Nat Cash Increase

- Total Cash balance

' Honths

: __________________________________________________________________

i 1 H 2 ' 300 3 ‘ ] : b H 7 ' g
“T“ _ | B i B i ' h : - "I ‘ -

. 148500 . 94889 | v 71000 ¢ 1 746478.4 | 1664090

V148500 | | 90889 | HEY N 11/ I 1746478.4 | 1864090

33600 ¢ 23000 ¢ 17000 3 31000 1 43500 | 18600 | 18800 | 33000

' i v 94889 : : i '

: : ' i ' i 746478.4 | 744478.40

‘ : . ' : H : ¢111753%.38

V34000 ) 23000 7 113889 {31000 1 3300 10000 (784478.4 (1899017.78

DOLA509 L -I3000 1 ~17000 + -31008 ¢ 27506 | -B8040 | -18000 | -34927.78

: : ‘ ' : i ‘

DOLI4500 ¢ 91500 1 FASH0 § 43500 | 71000 93000 [ J0udd | 72,22

t 1 t 1 t 1 i '

Parametes
Interest - 18,

Caleulation of Loan

H)3

interest Payment

Total loan = 148300

Interest

a. Interest on ipan

b. Interest on loan

c. Interest on loan

i. Interest en

loan

Total

Total

+ 94669 + 71000 + T46478.4 = 10628574

apount Nrs 148500 for B months

= 148500 ¥ . 156 x B/12 = [8315.00

apount Nrs 94889 for 6 months

= 98889 x 158 x &/12 = 0942.23

amount Mrs 71000 for 4 sonths

= 71000 x 183 ¥ 4/12 = 4378.33

anount 746478.4 for 2 months

= 746476.4 5 185 x 2/12 = 23016.42

I

interest (atbéctd] = 5467L1.98

loan interest = 11175339.38
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Project Finance Management

The project cost would be recovered through the sale of
service plots. However, the sale of service plots would be
at the later stage before which & working capital is
required. Various altermnatives has been thought for
arranging the finance required for the implementation.

Alternative I : Through the loan

a. Executing the project through the loan for the entire
stage I operations at various stages of implementation
which would be later repayed through the sale of
service plots. With this approach the interest on the
loan would be guite high amounting to NRs 54,671.98.
Detail cash flaow of this approach is given in table 14,

b. Executing the project through the loan just for the
cost of implementation. In this approach, sale of
service plot would be done after the road & plot
demarcation on the site and before gravelling of roads.
The fund recovered from the plot sale is then utilized
to repay the loan amount and execute the gravelling.
With this approach the interest to be paid on loan is
reduced to MRs. 31,655.50. However the project duration

could be longer as gravelling is done only after plot
sale.

Due to lack of proper institutional setup to provide loan
for land development for housing, it may not be possible to
get loan. Although, effort will have to he done to get loan
from N.H.F.D.C. and Asian Development Bank {which has also
started giving lean to the private sector) but alternative
have also been worked ocut incase the loan is not available.

Alternative I1 : Sharing between landowners & H.M.G.

The sharing is in the faorm of downpayments from landowners
for the cost of implementation and H.M.G. executing the
gavelling of reads. With this approach the downpayment per
unit area of developed plot would amount to NRs &.8B7. With
H.M.G. financing for gravelling, the service plots could be
utilized as aopen spaces.

However, in this approach H.M.G. involvement neednot be
required at all, since, the finance required for gravelling
can be borne after the sale of service plots with the
completion of road demarcation as in Alternative Ib.
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Alternative II1 : Reguest H.M.G. for Implementation

This altermative has been thought in an assumption that
landowners may not agree for the downpayment. In this H.M.G.
finances the cost of implementation and gravelling. The
service plots would be hence a public property which would
be maintained as an open space.
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IMPL EMENTATION

" Scheduling

The project stage I will be implemented in the period of 8
months. This is in an assumption of getting loan for the
entire operations of stage I.

It is expected that the land survey would be completed by
the end of second month. The prepared scheme will have to be
readjusted in accordance to the land survey due to error
prevailing in the land area, which is expected to be
completed by the end of third week of the fourth month. Road
and plot demarcation has been given a period of two months
after which gravelling of road will commence. It is expected
that the gravelling would be completed by the end of third
week of the eighth month. With the completion of road
demarcation, the service plot sell would also begin which is
expected to be campleted by the first week of eight month.
The entire process has been presented in the bar form in
table 15.

Project Implementation Unit.

The project implementation unit has been proposed for the
timely implementation of the project under the direction of
landowners committee. The responsibilities of the unit would
be as followings.

- Manage the fipance required to execute the project.

- Organise tenders and select contractors.

- Supervise contracts and release payments.

- Readjust the prepared scheme in accordance to the new
SUrvey map.

- Sell service plots and collect payments.

It is recommended that the Unit be staffed by the following
personnels for the following manmonths.
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Personnels Nos Marnmonths

4 ]
1 Project Manager 1 8.0 ,
i Plannes 2 2.0(each) H
i Accountant 1 8.0 4
! Office Assistant 1 8.0 :
i Dverseer i 4.5 H
i Draft person 1 2.0 '
v Peon 1 8.0 i

The project manager would alsc be project engineer having
adequate experience and gqualification in technical fields of
planning and engineering.

The cost of recruiting these personnels are calculated in
annex B. The detail of the staff distribution with time is
shown in the bar form in table 16&.

Co—ordination

The project implementation unit will co—ordinate with the
landowner 's committee for any major decision including
alloting contract etc. The implementation unit will also
have to co-ordinate with H.M.G and it's line agencies for
the necessary help in implementing the project.
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Table 15. Impleaentation Work Schedule
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CONCLUSTON

Land Readjustment seems to be a gquite feasible technigque to
develop land for residential purpose especially in the
country like Nepal where owner’'s attachment to land in more
of a sentimental value and majority of people rely on land
for their livelihood. 1t even seems to be indispensable for
the fast growing urban areas of Kathmandu where planning is
actually impossible without a planning technigue which can
alsa be applied in partially developed areas, i.e2., which
incorporates the existing scattered builtup areas.

Land Readjustment could be a positive land management
technigue in Kathmandu where public have become aware of
planning needs and majority of the landowner’'s are willing
to contribute part of their land to develop the area. SULD
team’'s experience show that this concept would be more
successful in  fast growing areas and 1in areas where land
purchase has been done by the public who are in real need
for housing. In general, owners are willing to contribute
land or money or both to recover the cost of road and
infrastructure network. However, they donot seem to be
interested to contribute for the open spaces and other
community facilities.

Although, landowners show positive response for the planning
of their area but very Tfew are willing to co-operate
throughout the project span by participating in the
discussion and attending the meetings called by implementing
agency. It has also been observed that the owner’'s interest
have declined with time partly because they tend to lose
hope with few owners becaming unco-opsrative and mainly
because of the rumours spread by the local brokers by
relating it to the land acquisition process prior to the
planning. Time also seems to be the most crucial factor
otherwise, as the owners cannot afford to lose too much time
since majority of the landowners in fast growing areas are
in immediate need for housing. Hence, the success of L/R
Concept is solely dependent on the efficiency of the
implementing agency.

Financially, it 1is the most viable alternative in the
country like Nepal where the government donot have
sufficient capital to invest for land development. The
various stages of development in Land Readjustment project
can be staggered and phased without amy financial burden to
the implementing agency and hence the entire ogperation can
be conducted through the peminal amount of working capital
{just the office running and survey cost).
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Hence, the government should encourage the landowners for
adopting this planning concept by giving some sort of

incentive until the public awareness is created of the
positive outcome of L/R Concept as it's beneficial to the
government as well, since government deo not have to devote

much time and cope with the finmancial burden for land
development. The landowners should also realize the positive
outcome and take henefit of the government incentive as well
as the increased market value through the conversion of raw
land into the planned plout.
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Annex 1. Site Information Collection Form

10.

11.

12,

13.
14.

Site location
Site area (Ropani)

Size of majority of land
parcels

No. of landowners

Conditions & location
of existing infrastructure

a) Road

b} Watersupply

c} Drainage, sewerage
d)} Electricity

e) Telephone

Existing landuse

Sopil condition

Any Torm of land development
program undertaken by HMG or
any private developers

Land value

Conformity to land use of
the valley

Opinions of landowners about
the lLand Readjustment scheme

Space for site

s % mm e

Date of available cadastral map:

Pevelopment potential
Other special features
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Annex 2. Landowners Opinion Survey Form

Date:

Name

Address:

Telephone Number:
Dccupation:

Plot Mao. (Kitta no):

Location of Plot:

Should any area be planned prior to opening up for the
settlement 7 why 72

What 1is your opinion regarding the land development
activities conducted by the government and the private
developer 7

How do vyou react to the idea of planning in the area
where your land is located? What would bhe the ideal
technique for developing the area?

What 1is the total area of your plot? Do you have a
tenant?

What do you plan to do on the plot? Would you be
constructing a house or running a factory of keep on
farming or sell 1it?

How dao you plan to manage the waterline, electrical
connection, sewerline and the access road as nothing is
available along the road adjacent to the site?

If you are planning to construct a house, when will you
be starting and completing it? Why?

What would you be doing after completing the
construction? Would you be living in it or rent it or
do you plan to sell it?

What do you think of the land dewelopment technique we

are planning to adopt in your area? Does it need any
improvement?
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10.

11,

12.

L4,

15.

In what time frame do you expect the plan to be
implemented?

What all facilities would you prefer to have in your
area after planning?

E] road Ej watersupply [] sewerline

Ej electricity E] telephone E] park

[:] shopping.-area [:1 public spacefcommunity hall
etc.)

What iz the nature (metalled or gravelled) and the
width of the road would you be preferring ?

Would you be willing to contribute for the project
expenses? If yes, what would be the nature of your
contribution (land or money or both) and how much would
you be contributing?

Would vyou be able to attend a meeting called by the
office ? If ng, why 7

Are you interested to be a member of the landowners
committee? If no, why 7



ANNE X-3
CALCULATION SHEET
FOR
INDIVIDUALS RETURNING PLOTS
Nakhu, Bhaisipati

Kitta No.

2. Landowners Name

3. Tenant's Name

4. Area . ___ {(Ropani) $q. m

5, Plot Group : L / !
6. Proposed Road Width, . />\\

METALLED ROAD

7. Lond to be deducted

S. No. Itemns Percentage for deduction | Area as per Percentage

L. Road

2. Service plot

3. Error Adjustment -
8. Net Returning Areaq; ( Ropani) sg. m

9. New Plot size

10. New Plot No
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Annex 4. Calculation of * REDUCTION FACTOR!

1. Total area of plots

without Access (Group ) :31,094.41m%
2. Total area of plots

with private road (Group X) 11,4810, 50m=
3. Total area of plots with existing canal

and proposed 4m ropad (Group Y) : 3,141 .48m .
4. Total area of plots with existing trail

road and proposed ém road (Group Y) : B,925.39m%.
3. Total area of plots

with gravel road (Group W) :11,341.16m%.

Area of existing trail road

in proposed &m road : 318.12m .,
Area of existing canal ianrmpoEed 4m road r 230.64mF,
Area of existing private road : 210.75m%.
a. For plots along proposed 4m road

Total length of 4m road : 1,402

Total area of 4m road : 5,408m=,

Road area shared by the plots without access

Total plot area without access
e s xTotal area of 4m road
Total plot area in 4 meter road

310%94.61
48464.58 m<.

i

|

|

|

|

t

1

t

H

i
X
cn
o
o
m

[}

35846.5%9
Road area shared by the plots with private road
Total area with private road
B s e e x Total area of 4 m road
Total plot area in 4 m road
1610.5

= x 5608 = 251.95 m=.
3I5B446.59
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Road area shared by the plots with canal
Total plot area with canal

B e e e % Total area of 4 m road
Total plot aree in 4 m road

Eeemmm e ——— x 5608 = 4%1.47 m*.
35846.59

i. Reduction factor for plot without access

Road area shared by plots without access

4.,8464.58
Eemm—— e = 0.15464
31,094.61
ii. Reduction factor for plot with private road

Area of road-existing area of private road
Plot area
251.95-210.75
1,610.50
iii. éEductiDn factor for plot with trail road
Area of proposed road"exiéting area of trail road

Plot area

B e = 0, 0830
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b. For plots along proposed &m road

Teotal length of &m road s+ 260m.
Total area of &m road r 2460 x & 1 1560mF.

i. Reduction factor for plots with trail road,

Area of proposed road—-area of trail road

8,925.39
ii. Reduction factor for plots along gravel road,

Area of extended road

11,341.16
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Annex 5. Calculation of “"COEFFICIENT OF GRAVELL ING"

Estimated land value of unit area

after planning (NRs/m™) = 982.32
Cost of Gavelling of units area (NRs) =  200.00
Road Area of 4m wide road = 5,608 m¥,
Road Area of am wide reoad = 1,960 m=.
For 4m wide Road
Total cost of gravelling (Rs.) = 5,608 x 200
= 1,121,600
1,121,600
Area required to recover the cost B ———
PH2.32

= 1,141.79 m=.

1,141.79
Coefficient of Gravelling s = 0.031%

35,8456.59
For &4m wide Road (proposed)
Total cost of Qravelling {NRs} = 1,360 x 200

= 312,000

312,000
Area required tLuv recover the cost =———————

282,32

Coefficient of Gravelling e = 0.0354
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For &6m wide road (existing)

Area of extended part
Total cost of gravelling(NRs.)

Area required to recover the cost

Coefficient of Gravelling

157
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412 m™=.
412 x 200
82,400

11341.14A

0.0074
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Remark

Area in ropani

ex 7. Area of Service Plots
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considered as

This difference has been

the area required to recover the gravelling & implementation cost has
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' calculated 1871.41 but after the replotting the total area of the service

bs as

calculated above is 1843.25.

error during the plotting on s small scale.
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Arninex 8. Cost Estimates for various project components
A. Gravelling of Road

Calculation of unit rate

15.No | Job Description iThicknessiUnit Rate|
b e HRssBa

E 1 iEarthwork in Excavation E 20 E B6.78 E

E 2 éEarth back filling ? 20 ? 8.03 3

i 3 ERolling of Subgrade é - ? 0.50 E

% 4 iSub base laying E 20 E 32.00 }

E 5 ;Base course E 10 E 123.98 E

- Sub Total i 1/1.27

P Contengency | 154 i  25.89 |

C Total (NRs/Sq.w) | | 196.96 |

éalculation of Total Cost

5.0 ! Width | Lemgth | Area  {Unit Rate {Total Cost
e Kl T RS
% 1 i 4dm roud i 1402 E 5608 E 196.96 i1104551.88
2 | Bu roud 260 1560 | 196.98 307257. 60
E 3 E Bm road (1m strip) 5 412 ; 412 5 196. 96 ; 81147.52
. S, S
3 Total 11482856.80
| Interest (for half smount For 2 months) 18.5¢ | 23016.42
L Total with Interest  11515973.22
L Unit Rate with Interest (Rs/sa.m) |  200.00
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B. Water Supply

1 5.No | Pipe Diameter iPipe LengthUnit Rate|Total Cost)|
e tm SR P s
T 100 : 430 { 570.00 {245100.00 E
t 0
L2 50 ! 807 E 290.00 §234030.00 i
i 3 1 |
; 3 E 25 ; 850 ; 150.00 ElZ?SOU.OD i
I 1 i 1 |
e \
E Total cost 606630.00 ’:
. Electricity

Sho ! Particals  © Dentity | Rate {lotal iRs) !

Ul estgele 631 450000 0 31050.00 |

2 Et}.iJS 5q. in conductor ; 2448 |.' 17,00 ‘: 41516.00 l:

3 !IFin ipatlator ]} 48 :l 150,00 l: 7204, 60 E

4 ‘:lﬁl)k\ﬁﬁ transforuer I: 4 2145000,00 I: 98000, 00 l:

3 I:IDUPZVF{ transforuer ': i Ei(*DDOO.ﬁO l: JULHTR I:

b I.'Drnp aut sst ‘l ] l: 4000, 00 Il 200060, 00 |I

| | : | ‘

7 ‘:Panﬁ-] board :' 3 ‘: 40000, 90 l: 204000, 00 I:

8 Eﬁ type are l! 14 I: 1906.00 I{ 15000, 00 .5

9 Eer with sacs! insulator ; 18 ': 900.00 E 43200,00 II

19 ‘:l).f)ﬁ S¢ in conductor E 0848 E 20,00 : 216940, 00 ':

"""""""""""""""" Wl ) 7S0h00 ]

""""""""""""""""" br cost 8400 ATIHT.60 |

""""""""""""" Ctengeocies £ 51 G LI ;

""""""""" R L

164



Iy, Btoerm waler druilnage
a. Unie rate (lm lenglh) of drain for Bm road.

RV T ltem | Quantity | Rute i Total

: : i (cu.m) 1 (Rs/cu.m) | !{Rs)
.1 iBurthwork in Exesvatiom  { 0.621 |  s4.82 || 21.62
Loz éFiut brick % 0.85 i 88.09 i¥ 74 .88

L 4 p.e.C (Li2:d) i 0.0838 E 2352.26 E@ 150.07
% 4 EBrickwork in cement mortar (1:4)§ D.288 i 1693.64 i? 487 .77

; bH %Ccment plaster (1:4) i 2.42 E 60.62 %i 148.70 ¢
. . i . |
T Sub Totsl (RS> i 881.04:
o Contengenoy 154 | 132.16
L rotat | 1013.20

Touba! cost of drain in 8 m road (2604+412)>x1013.2
B72x1013.2
380,870.4

it i

by, Unib rate (lm length) of drain for 4m road.

SRy

: | Ttem Quantity | Rate | Total®
i l (cu.m) I (Reg/co.m) | (Rs)

EarLhwork in Excuavablion

]

]

]

]
' : ! 0.351 ! 34.82 | 12.22
] H [} 1 1
] ] 1 1 |5
! 2 IEYal baick ! 0.76 ! 88,09 11 68.71
1 1 1 ] 1
1 1 ( ] 1 -
: B C (1ixid) ! 0.0585 | 2352.26 | 137.81
t ] 1 1 1
1 ] 1 1 ]
! 4 "Brickwork in cement wortar (1:4)1 0.1536 ! 1893.64 ! ! 260.14
i i H H oo
' S tCement plaster (1:4) ! 1.6 ! 60.62 ! 96.98
: " | ' :
: Suby Tolal ! 575.87 .
L e e e e e r m — — e e e — o~ ———— e B T = = v i Al s —r wm e R e e U
U . ﬁ
! Contengency 15% ; 86.35!
L e e e e e e e e e L e i A T —— = .  ——— . —— —— — — — — — |,
1 - T e e e e I‘
: Total {1 662.03

= 1402x862.01
= 9,28,138.42

Tutal cost (Nrs)=928138.02+680870.4 16,09,008.42
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E. Implementation Cost

15.No | Expenses i Headings { Amount |
U S S A
E“— 1 EOffice Expense ‘ aSalary i 162000 ?
g | iRent {18000 |
| g Stationery . 11000 i
! : (Furnitore {20000 |
o Hisesllancousi | 6500 |
§ 3 | Total | 219500 |
. 2 isurveyCost . | 97000 |
o Total Cost | 1 318500 |

! Personels ' Nos ‘Manmonths] Salary Total !
| I i 1 (Rs/month) Salary ;
| T T e e e — m H
iProject manager | 1 8.00 | 6000.00 } 48000.00 )
] L i 1 ] 1
1 ] 1 1 ] ]
iPlanner | 2 2.50 { 6500.00 | 32500.00 |
] 1 1 3 | |
] 1 ] t [} 1
VAccountant H 1 §.00 | 3500.00 | 28000.00 |
1 ] ] [} ] I
1 ] ] 1 13 ]
(0ffice Assistant| 1 8.00 ) 2750.00 | 22000.00 |
| 1 ] ] 1 1
[} i ] ] 1 ]
I0verseer ' 1 4,50 | 3000.00 | 13500.00 |
[} 3 1 ] i 1
[} | ] [} 1 1
iDraft person ! 1 2.00 § 3000.00 | 8000.00 ¢
{ ] ] t } ]
] ] } [ ) ]
i Peon I 1 8.00 | 1500.00 | 12080.00 !
! : | : : :
e e e bbbt Rl g
i Total 162000.00 |
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Annex 9: Notice to the

Landowners published in "“The
Gorkhapatra”

wferaqy foeen agr 7, « 7 wfgdie Vg 9fa-

udt wgl 4, ¢ ‘U9 w S aeEers
AT FHU o

e T B e I GRAR A S A

AT T AR g W ST S TRl ST G
il ek el A T g g s TR

TF: - THIEE, TALIE, AT
pICE RN EINAY

HHA- Lo-4 79

Published Date:
14 & 18 Paush 2048
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NEW. PLOT NUMBER

EXISTING. KITTA NUMBER

| LANDOWNERS' PLOT

. SERVICE PLOT .
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