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A- INTRODUCTT I ON 

The study on MPunicipal Planning and Land Development in the
 
Punjab was commissioned by USAID. 
The report provides a
 
brief historical review of the development of land
 
registration 
and land transfer in the Punjab and discusses
 
how the cities of Lahore and Rawalpindi and the capital city

of Islamabad have evolved over 
time. The report evaluates 
the existing land development process in each of the three 
cities 
and also the role of the Provincial Government in
 
planning and funding development throughvut the Province.
 
It discusses the policy, legal, 
fiscal and institutional
 
factors that have constTained the land develop ent process
] 

and h ich have led 
to severe problems in the prcvision and
 
maintenance of urban infrastructure. It discusses the
 
equally severe problems in mak ng land available for
 
development of housing stock 
in the three cities. The final
 
chapter 
 of the report describes proposals that can improve

the land development and urban infrastructure delivery
 
systems in these cities.
 

Land development and urban enviraental anaement are the
 
foundations upon which communities, cities and countries are
 
built. 
 In Pakistan, as in most developing countries, the
 
land development process does not function adequately, and
 
provision of urban infrastructure has not been able to 
 keep
 
pace 
with the rapid growth of urban centers. The report

provides an overview of the development process in the
 
Punjab. Its primary purpose is to 
 allow for a better
 
understanding of the constraints in the e:isting process and
 
to recommend actions which will elrfect 
the process directly

with the objective of making the process function more
 
efficiently. 
The report should lay the groundwork for more
 
detailed and focused work in the area of 
land development.
 

B- AN OVERVIEM
 

Peoples' work, their homes, and nost of the 
activities
 
involved in their daily lives are directly tied to 
the land.
 
Land is what countries normally fight about. 
 It is what
 
people seek to give their 
lives meaning and stability. It
 
is not just for 
 housirg but for industry, commerce,
 
recreation and a multitude of other human 
activities. To
 
have stability in a developing country, stability in the
 
land is needed . There is little or 
no stability in land in
 
Paki stan.
 

Land title, registration and transfer 
is a tangled mess in
 
Pakistan. High cost of registering title, the extensive 
use
 
of unofficial means of transfer and the lack of 
 a formal
 
development process at the local 
levels of government have
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all contributed to the slao devy-.pvent of l'and for 'ousinr
 
in and around the urban areas. Government developme.nt of
 
land for the benefit of government employees and poiicans
 
has helped create a land shortacge in the major urban areas
 
and has fueled a rapid rise in land prices in the large
 
cities where the government continued to doninate the
 
development process for its own benefit.
 

7here is an immediate need to start to change the vethods by
 
which urban infrastructure is currently providel.
 
Fragmentation of authority among Municipal Corporations,
 
Cantonment Boards. and local Dvelopmen.t Authorities has
 
created a banded approach to infrastructure provision. There
 
needs to be one agency in control of land use in a
 
metropolitan area.
 

Overlaying the system is the government's direct involvement
 
in land development. This has kept private development out
 
of the picture to a great extent. Private development
 
schemes have, more oftpn than not, taken the form of land
 
speculation and given \he private sector a bad name. Many
 
private developments in the Punjab have been paper
 
developments. with lots laid out but no infrastructure
 
provided or anticipated. These subdivisions are sold off for
 
a quick profit and they almost always remain vacant and
 
unproduc tive.
 

Bovernment created the system which produced the
 
speculation. It has used the speculation to continue its
 
development of land for its own benefit. This system must
 
be changed. Sovernment's job should be to control private
 
development not to do development itself. Better titling and
 
registration of land are important issues but peripheral to
 
the central question of the role of government in land
 
development. We believe the government must get'out of the
 
business of land development and back into the business of
 
land use control.
 

The private owners of land should consolidate and develop
 
the land. Government can provide mechanism to facilitate
 
this consolidation. Where there is government ownership of
 
land the government should only be involved in land
 
development for general public purposes, such as buildings,
 
parks, monuments, etc. If the government "ishes the land to
 
be developed for a certain land use, such as, housing it
 
should sell off the land to the private sector and allow the
 
private sector to develop the land to the specified and
 
approved use.
 

Infrastructure provision is critical to a smoothly
 
functioning urban area. Its improvement and extersion must
 
be carefully planned by government. Financial planning for
 
infrastructure extension and improvement are also critical.
 
Contracting for infrastructure has traditionally been done
 
by government. Because of lack of funding and corruption in 
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the process, infrastructure 
has not been provided in an

efficient manner. We believe that to make the 
development
 
process work in urban areas 
in the Punjab, the government
must remove itself from the contracting and financing
process to the extent possible. Mechanism for financing
infrastructure, such as private sector bonds, using land 
as

collateral and guaranteed by the Provincial government could

allow private sector development of infrastructure on a nuch

larger sca)e. The bonds can be paid off 
 through the
 
property taxation system.
 

We believe the only way to 
 begin to have a workable

development process in the urban areas of Pakistan is toc.radually remmve tne government from the business of
physical land development and get government back into 
 the
 
busi ness 
of planning, regulating and controlling land
 
development.
 

C- SLNWIY OF FINDINDS 

System of Favoritism. The Eritish imposed land revenue 
system was built to support its efforts to conquer, divide,
and rule the people of the sub-continent. It is a system

which favours large land holdings and agricultural use (land

mainly 
given to British supporters), and division 
of the

larnd for non-agricultural purposes requires 
a cumbersome
 
legal process which often takes more than ten years to 
 take
 
action.
 

Difficult Land Acquisition & Transfer. The 1894 Land
Acquisition Act, formalized the British system and
incorporates rules which mak-es land acquisi tion and transfer 

difficult at best. The legal and administrative procedures
for land manageoent in [slamabad, Rawalpindi, and Lahore
derive their powers by delegation of the Province from the 
Land Acquisition Act of t894. 

Poor Physical Planning. Physical planning in Lahore and
Rawalpindi is fragmented due to the separation of land use
 
control among 
 the Mun icipal Corporation, the Cantonment

Board, and the Development Authority. 
 There is little or no
coordination between the three authorities in the provision
of basic urban services ard infrastructure. Thisfragmentation has undermined the efficient expansion
se-vices and infrastructure at the metropolitan 

of 
level-

Shortage of Vacant Land. Due to the inefficient use of u-ban
land 
by the Municipal Corporations, Cantonment Boards, and
Development Authorities there is rino an a ,rut.e shortage of 
vacant land 
 which can be made available for development.
And since the responsible authorities have allocated most of

the land at 10% or 
less of market value, government has not
 
received the return on development which would allow 
 it to
 
finance the development of new areas. 
Except in Islamabad, 
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where there is still a large amount of vacant land, the 
metropolitan areas, w_ nvetiat ,,iere faced ,sith growing 
demand and limited supply of land. 

High Urban Land Prices. Urban land prires have risen 
rapidly over the Last twenty years. This is due to a nunber 
of factors. Drug emoeay in the 7(.('," and (Y's fourd lan d a 
good investment far large cash holdings and bid the land 
prices up. Gover-maent found -and to be a mazicr source of 
weaLth for its own e mployes and used its land development 
control to develop targe tracts of urban land and allocate 
it to po i tic ians and bureaucrats as a. non-transparent 

beref it. For exacp l , a plat of Iand (Vine ana 1 , in 
[slamabad is s3od to a. retIiI-ee fr a price Of 175. 'C.'0 
-upees. The mark:et value of this cn E! lik.an'a of land is 
Curren tlt y (W AuPees. This represents a I. 0,CC 
rupee aion-t.-ansparent benefit to the emplayee Which is more 
money than the average Pak:istani would ea-n in 27 years of 
labor. The system is organized by the government to 

benefit the government burea ucracy, not the generaI public 
it is supposed to serve. 

No nechanism for private land consolidation. Private land is 
available in Lahore but is mostly in sma t E individual 
parcels unsuitable for larger scale housing development. 
Due to the difficulties in laid titli,;ig and transfer it is 
vi-tually impossible to consolidate private land for more 
efficient usage. 

No Effective land Development Process for Private Sector. 
There is a significant amount of privately held land in 
Rawalpindi and Islamabad. Unfortunately, the land 
development process is mainly functioning to arcommodate 
governmient development for government or government employee 
building society benefit. There is no effective development 
process in any metropolitan area in the Punjab which 
provides a formal mechanism for a developer to follow if he 
wishes to propose a project and gain government approval for 
the project. There has been some recent efforts to involve 
private developers in land development but such actions are 
an an ad hoc basis and the procedures proposed for review 
individual projects is tentative at best. 

Technical assistance needed for process development. The
 
Rawealpindi Development Autho-ity (RDA) has shown interest in 
providimg a formal process for private sector developers to 
follow to gain approval ft- their- projects. We have 
discussed this emerging i-process in the body of this report. 
Our conclusion froa reviewing the current RDA deveLopment 
process is that a ne-n process has to be developed if a 
significant aAount of Land is to be made available for 
private sector housing development in urban areas. 

[ndequate Land Use Controls.- There are 102 bu i ld ing 
societies with a variety of lan-d development schemes in the 
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areas under the authority of the Rawalpindi Development
 
Authority. Many of these schemes are very speculative in
 
nature and provide a very risky investment for their
 
clients. There is an immediate need to bring these housing
 
schemes under some control and supervision to protect their
 
investors.
 

No current five year plans. The local authorities do have 
statistics On housing shortages in Pheir communities. They
do not have duly approved five year lan-d use/transportation
plans to address these shortages. Even more impoi-tantLy 
thel do not have five year financial plans which can start 
to address ho" the needed development can be funded. 

DeveLopmnt Authorities need to make more land available to 
private developers. The CDA until recently has only worked 
with private developers to provide housing for government 
employees. The CDA is currently launching a scheme to 
 open
 
new areas of Islamabad to joint pub4lic private development.

The RDA in Pindi is starting to investigate the
 
possibilities of public private partnerships. Hopefully,
 
this will mean at least a small portion of the remaining
 
land in Islamabad can go directly to the general public
 
rather than first being allocated to government employees at
 
1OX of its market value and then being purchased by the
 
private sector at market rates. 
One of the reasons prices 
of land in lslamzbad have risen so rapidly is that many of
 
the government employiees receiving plots already have homes
 
and therefore are holding these surplus plots 
 for
 
speculation. 

Provincial Government Land Registrat ion records are
 
iradequate. Records kept by the Land Revenue 
Department
provide only a rebuttable resumption of valid title to land 
in favor of the person whose name is mentioned in the Record 
of Rights. Oral sales of land are legally permissible in 
rural areas of the Punjab. In cases of inheritance, changes 
in ownership of land are usually not reflected in the
 
revenue record for a long time.
 

Developmt Authority Land Registration Records are
 
Eudkiquate. Records maintained by Development Authorities
 
are not conclusive evidence of 
 title. While subsequent
 
sales are compulsorily registerable, the new owners are not
 
required 
under the law to get the changes effected in the
 
record of the Authority. The Authority in turn does 
not
 
often bother to have their transactions recorded in. the
 
Provincial Record of Rights. This all provides a muddled
 
system of land ownership and land transfer.
 

Land ReistrationlTransfer fees are too high. 
Most changes

in o wership are not recorded because of the high charge
Levied by the Provinces in stamp duty tax for formal 
registration adil the Corporation Tax of the Developm _nt 
Authorities. Additiontatly, there are other high fees for 
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formal registration of land tranvsfer. These inrlude a 5% 
Capital Value Tax on no-assessees ipeople twho are not
registered tax payers). There are registeredr'?O(. tax 
payers in a country with a populati n of . p25,eO,'people 
so non-assessees are the vast major-ity. 
 Excise Tax on
 
housing construction adds another 2% 
fee. All of these fees
 
together make it difficult or impossible for formal title
 
registration or transfer. 

Ujfficial Transfers continue to tangle the system. Because 
of the high cost of formal land registration people have 
created less expensive unofficial weans of transfer,. [n
Development Athor i ty a-eas, the MaJo" i ty of land
trn-ansaction's are n-1ow undertaken,- through .3. -sales agreement
and power of attorney in favor of the buyer in regard to the 
land in question. in Buildinrg Society areas, an allotment 
letter from the society to the land purchasen- is the only
record of title. Legal ownership if it exists remains in 
the name of the Society. Benami transfer which register
transactions under a ficticious name are also common and are 
used to avoid wealth tax. Even more comwon is the pr-actice
of rnot registering a transfer at all. 

Land & Construction Financing are Needed. There i, virtually 
no Land financing or subdivision bridge financing available 
in Pak:istan. This has slowed the rate of growth in housing
stack. Financing is nct av.aiL.able mainiy due to the pr-oblems
in lega E title and the uncertainty in the develpmtent 
process with in the Iur ic ipal Cowrporat ions, Development 
Authorities, and Cantnntnett Boa -d-s. 

D- OI)ATIW5 / ACI[IONS TO BE TAKEN BY SRtP 

SRW Technical Assistance. SRMP should consider providing
technical assistance to the Rawalpindi Development Authority 
to assist the RDA in the development of a private sector 
lanhd evelopment approval prtocess. The process should 
include the following elemets. 

- Technical assistance to analyse staffing patterns which 
would serve not only the RDA but the MunicipaI
Corporation and the Cantonment Board agencies. One staff 
to serve all three agencies would be preferred. Staffing
would necessar ily cover, p lann ing , approva I and 
inspection monitoring of development. 

- Techn ical assistance to analyze physical p anni ng,
financial planning in the RDA area of Raalpindi. This
work would have as its products a model five year land 
use/transportation plan and a five year financial plan
aimed at prioritizing development expend i tures by
cataloguing sources and uses of funds by project for each 
of the next five years. This wort.: would also loo$:: at the 
possibility for Metropolitan level o- Regional financial 
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planning to pr.oide aIter ,r,,at i -es to the exsti ng 
fragmented multi- urisdir rral syste,. 

aTcnal in IY the truc tureass'! st.arnc e aa i rag infr. 
de ivery systems in the RDA MC anrd Cantonment Board 

areas aimed at finding methods to improve the delivery 
system. 

Technical assistance to the PDA to put a m oel pr.oj et 
approval system in place. This would include production 
of a ""Development Approval PrDcess Manual w.hich WouId 
guide the RDA staff, and the private sector, on
 
development irec'ftremnts. 

Reform High Transaction Costs of Land Titling., Registration
 
and Transfer. 

It is clear that '2and titling, land ,registratiron and 
transfer are in vgreat need of improvement in the Punjab and 
throughout Pak,istan. This is an immediate problem that can 
only be solved over a Iiong period! of time. The dialogue must 
start as soon as possible. 3t is recommende.d that the SRMP: 

- request the 't,,ernnent of PaP:;istan to establish a 
CommisiOn to address this major issue and how it 
is constraining the overalI development of the 
country;
 

- SRIP commission a study ithich identifies constraints in 
the e:isting land development system in the Punjab, and 
wherever possible, recommeind solutions to constraints 
that are both reasonable and feasible in the Short term. 
This study would necessarily concentrate on the high 
transaction costs current charged for land titling, 
,registration and transfer; and 

- pursue rationalization ofstamp duty tax, and other high 
transactions cDsts through direct contacts with the 
Provincial Gtovernment and the Federal Ministry of 

F i nanc e. 

The study on transaction costs in the land transfer process 
could serve as the basis for initial consideration by a 
Government Commission On Land [evelopment Constraints. It 
could also serve as the foundation for an Urban 
Environmental Management program by IUSAID to assist the 
government of Pakistan address this major development issue.
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[NTROI ET [ION 

This Study is c Dnerned with three major cities: 

Ra ,alpindi. Islamabad and Lahore. Therefore, the 

de-,,elzp,ei rof .h- ,n*rastrture of these cities will be 
to other citiesdiscussed Ira detai21. Reference *Pi)1 be made 


of Pa'stan foa *pr sob
 

Easi'cal y' the . ofY.pland by private in viduals and 

itsa .uisi i. . 'i+. dates Lack:,. _m,' -+ to the Bengal Codes
 

P--f 3S4. The h-'+1 ie set forth the Iaw f or the 
acqui s Df landwo to assist the Ea-st India Company obtain 
lard ar ,ther t'..ble prupeorty -at a fair price to build 

iroads~ ajW baa ldinnjs The EPengal Codes wer e 
Per io ca I I a r. died un.t 1 194 whena the present Land 

Ac! iias pas.... 3n tially the ID94 Act gavP the 

Power for 2a cq to the Central Government. In.+c!,uisition 


of authority 

acquire l1and Dn toD the PTviricial Covernaents. Since 1935 

each Provincial ,Eovernw:ent has amended the .Actaccording to 

its own needs so that there some dissimilarity in the 

9S5 the vove'riner!tIndia Act pa.sed the to 

tr:w is 

operation of the Act irp all the Provinces. It should be 

nited that the IE19 Act covers ro re tha-no just land 

acuisitian. i1t -also Provldes the only~ legal1 basis for the 

t ransfer an, rec;stratin of land ownership ,,.nder the Land 

Reveniuse System. 

4ccess to uLrb.ar and anti housing is a critical component in 

the social and ero,,+ic structure of a city, underpinning 

not anly:$ the 21i-ir conditions of resident and irmmigrant 

populat ions, ,,t also econom c decisions m.ade by its 
range
inhabitants. These ecorionic choices are shaped by a 

of frtors, o1' some of ,hich are subject to control by 

individuals. Individual memsbers of the population do not 

enjoy equal saicess to housing and Iand, r,-ther., varying 

levels of ,ppor.unity exist for different econoaic and 

groups. Iro the three cities unoer examination inSoc ia 
•this study, this d"ff.rential access to the valuable and 

is a produ-tdesirable cr:.moditles of lurban land -and housing 
of btDh histsrical z,nd pre=se-rt-day policies - deliberate 

ions to favordecislo'.s by ,colonial and present admi ni strat 

soe graups at the expanse of athes,,on the one hand, and 
necessity and opportunityindividual resprses to econzonaic 

the other. The res,,t is Dften a checkerboard of landon 

and housing patterrs, and one should mre properly spealf. of 

eark,:ets in the plaujral than in the singular. 

The urban hosir.', secto'r is .. re than erely the back:drop to 

life in the ,ity. ,rn places, land market andmany the 
hous ng .or~struc,:ion are the vital as activities of the 

and secureurban ec~onmy; t;hey are often the most F ?pular 

opporitunities foa ivest.tent and! profit in. the city, if not 

in the ,ount'ry as a '-ho2e. 3r qeneral, land prices and 

returr~s on hous-,g in the abvve-entioned cit'es have risen 
and this factcontinuously ,d+uiring the last three decades 
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makes obvious their appeal as a long-term investment or as a 

short-term holding, perhaps to produce a quick return. 
Other poterial sources of profit may be dependent on the 

policies of the goverrnmsnt and the international climate. 
Demand for !urb.an IaW and housing has risen among virtually 

all socloeorrsr levels of city dwellers, the product not 

only al4 r ising num'bers ,of residents, but also of increasing 

urban rTotednrsc 'Urban land and housing provides a range 
of i nvestwfrnt r. C2tISfor b'oth menL and omenfl~, rich and­
poor. An i rdli ' ,r2 mz.:y construct a small room~ at the br-k 
of his house to rest otL, w0ie .another ,with more c.apital or 

perhaps more 1.n'luenn, aay porchase land ith the goal of 
canstructisg luxmv tooling for rental to the foreign 
cvzmUnity. as in I 3sabad. As a rule, these kinds of 
Lrvesteets hav pr oven to tmc Ve"ativaly SecuLre and have 
held up wel ,_;r r ,' hd times and despite often 
5.l-advise6 grven-nenr t !:erforep-.re. Min all three cities, 

fior examfple, fospite the political and econominc problemns, 
land prices pays rt ired to r ise at a rate that has kept 
pace nitora i nfilati r. RstentlyV in Islamabad, the Government 

has 2eviee *a property ta:, though an unfavorable policy for 

investors sas proven not - his-incentive for future 

invest.,en'= iSr' 2as.d and :housinn. 

The m;ajor aspec't which is fedt ,-2e-tal to the healthy growth 

of private lp &. " velopmzent in all three majfor cities is 
the element .frau. has to notice the2? it cone the of 
general pubyic th'at some M. using Societies are fleecing 
individuals _-t2 takinp advances for the plot of land and 

ssetims, ., - disappearin from the scene. This 

tendencyv is a ~ fti~init hurdle wthich :cannfot be el iminated 

"ithout the proper iregitration of soc ieties and also by the 

continual nvni't~rin v actisvities of societies at every 
stage. 3n :_r- nu=ion, it can be said ,that private 
developers w ill .ce first of all, a problem of rules and 
relatins, _,se- fur the approval of their activities 

which are rs avaij 5bi in ;written or published form and 

supplied totop "n ivI d,-ls or groups obtaining permission 

to dev-'lp res i_= sal- ouses. This is a great hurdle 

particula~rly in 'tsese three cities whirbh are expanding and 
where ,ieveovej are ropletely at the mercy and whim of the 
auth'rites. 'Ss problems wisl be examined in depth while 

-Vfl'
DiscuingIf c' dual zit ic in this study. 

.i,,,rce the ad,,jventri te First Five Year Plan, The Government 

:4 Pak:istan Wts espoused; a policy aimed at providing housing 
for all incyrsr ;roups in the country. Due to the economic 

rj.ejp'tta~~ rlu rali 5t r of the country which took' 
pilane in the...........itis oi Karachi, Lahore, Faisalabad, 
etc.!* there was a shift in population irom 'rural to urban 
areas. This .,igration attrcted the attention of the urban 

p1 to pr :id;e hus.:,g r .in the urban areas. Ir the past,n,,,e 
threeup eadss citis in Pak isstan have grown at a dramat ic 

pace. Thy n-7e.ase in the population of the cities has 

even trhe high rate of growth of the nationalSuUpssed 
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population. Where once urban residence was considered by
 
many to be teiprary, the cities have become permanent 
places of settlement for a large number of residents. No
 
sector of the' urban economy has been more affected by this 
fundamental change than the land and housing market. 

The Sovernmerst If.ro the very beginning was of the view that
 
the prevision of land after development, i.e., water, 

sewerage, roads, electricity and other utilities would be 
encugh. The individuals who wnere allotted these plots of 
land, then wzl.d construct houses according to their own 
needs d sIp:,I catJins. ]fl some places, the Government 
did corastrurt ,n=Lelu5 hnuses, i.e., one room, kitchen and 
bathrwvm arn a smvallI plot for lower income groups, and 
expected that they wD-'aid exc:ter~d the house according to their 
needs.. Such .,ses were made available in Karachi in areas. 
l i:e Kurannli etc. The Fevermerot was only responsible for 
const+r tcarng lrz two to four oedroom houses for its 
employ:,es and t.hese houses were provided to the government 

4
-servants a subslblz~e6 rents. 

in v- - .- s, in the beginirrg, the government servants 
4
•themselv es j .n>re6 H,-.isng Socie'ties and asked the local 

authori.ties to a!lot large size lands to them for further 
a!lotert tc their mem.'bers. This system may be considered 
as the start v! p-ivate-sector development activity and 
Hrausirg Scieties. as early private developers. 

7o syste:stizi the devel ,pme-. of the cities in the early 
B.itiEs, effrvrts wetre made to have town plans of the major 
rnies irn Pakistan. To administer these town plans, Local 
Levelegcent r Lthnlfties weve establ ished under the 
provinc . gverme such as the Karachi Developmentgz 
Authority, thn Lohre D!evzelopment Authority, 'etc. At the 
s-a:e :ime in early 960, when the decision was taken to 
shift the capital frm Karachi to Islamabad., the Capital 
Develupent Author ity was establ ished. A master plan of 
Islamabad was prepared by Mis. Dxoides Associates_, a Greek 

convsul tant,
 

The M aster Plan was to guide the overall development of the 

Dapital City as wel as its sister city Rawalpindi. It 

provided lorg ange lan" use categories for various areas of 

the t o.,rcities. Industrial, commercial and !residential 

areas were crefully laid o.t in a worn coordinated 

frason. Ir Is!.=.ai the development ->as followed the 

Master Plan se crlos-ely. The C.pital Development Authority 
has been the svin land development. acts
Iauthority over It 

as the M~ufni ' icipal Authority as we!l as the Development 

author itv. Thre is no Cantonment area and .land is 

allccated to the mlitary in Isamabad in the same manner as 

to other gver=ne oert groups. Development has been controlled 

and regulated and the city has maintained a good image as 

the Capita! of the country. Unfortunately, the same has not 

been. the case w th Rawalpindi. Its land use authority is 
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shared b, three different 	 bodies, the Municipal Corpcration, 
the Cantonment FDard and since 2990 the new Rawalpindi 

Developmsent AuhToriy. Master plans have not been closely 
foillowd. Coareirtion .amng the three agencies has not been 
at a high level. CDr,,ptien has dictated land use decisions 

and provided u nplanned and uncoordinated development 

throughout the c&ity. We h.ve tried to describe the 

.uthority of each agency and their fucntions in the land 
mnagemeent and dvelopment process. 

SCOPE 

The s:,e of the study is to collect data and information 
aut thE" cntsnsD ahadousing deelpm~ent in the 

Pinjab and spec l .y in i. nd ]slamabad, and Lahore. 
An .ctin prm.ren r-to, .iay be prepared for the 
imprvement of the , ,using sert-r. This study examines in 

the , in Rawalpindi,detail T . uirg derelpment planning 

Isaaa anT;d Latre. The study concentrates on the 
.stin:,,.g .e r 'vc Agen~ries, Municipal Corporation, 

Tan~anrstIDSts ant Rgonal/!Local Development 
Athorities. This stuy , l provide a qualitative 

ass s ':e v? tt effectiveness and efficiency of the 
pla.ning pD.s_ and the a.pproval process by the concerned 

Lg..rror. Th Tolef the irm=a'l sector in meeting the 

pyi 's Df housit is, a. o discussed. The study has concerned 
itself with tun -itce~icaldevelopment of the three cities 

parluly v R&Y.;p. ,ri si"re AU0. The problems faced 
by top o U rJ evelOper. in the private sector have also 
teen dscusse , bsd' Dor interviews with a few private 

develvpers in .b-' m.tDa-r.d cities. 

Th~e leg.al E.;ni .,:onistaive set up for the acquisition of 
lard, and the p~zor Iilussfte in this area has been taIhen 
f-rom the put1 w Acts,ar.i doc.ents received from 
diffferynt ageplns v lpinV, Islamiabad and Lahore. The*'a 


main eyphass is pj'',ced vn the interviews couucted with the 
vfficiays of Rawapi rdi.Dvelopment Authority, Lahore 

Nunicipal Cvrpura.tion, Capital Evelopment Authority, 

I, =,,..-. Planning and Devel pment Board, 
Eovernment v, pFnab ,concerned with the physical planning 

and hvusngn). Lahore Dpvelvpment Authority 'and private 

de.elopers irn L.ore, Raa~pindi/s.lamabad. 

The jormal processes • and procedures adopted by the agencies: 

in the above nrnt~enpd cities in respect of urban 

_residential plannirg and development process has been 
&	 the city ofexamined, part ic Tr emphasis is given to 

and
Rawalpindi. A2A. the relevant information it collected 

they are placed in Anne:ures. The legal and administrative 
3and acquisition and urbanset up cuncerned with 	 th. 

placeS in Anne:ures, whereas brief
planning are exam ined and 
discussions are included in the mair study. The urban 

deve lmet in, th, Purjab incl'udinlg the ter iory of 
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procedural

Islamabad is heavily dependent on the legal and 


needed for
 
aspects of lan-d acquisition and the machinery 

this purpose has been discussed in detail in this study. 

on
The St.udy first looks at the various 	 laws which impact 

provides a descriptionthe land acqusitiun process. It then 
has been


vf the legal andi administrative framework which 

to implem.ent the land acquisition in Pakistan. Thedeveloped 
ID94 is the basis for most of theLand Auitivn Act of 

public sector activity in land development in Pakistan. The 

a na ir abstacle to private sector ,government has been 

shir h in turn has provided a major roadblock todevelopment 

the asper atios v1 the aver :e per son to own his or her own 

the land developed by the government has been
huoe. Most of 
for the benefi of its oVwn eaployees and has not. been 

in Pakistam.available to the general public 


of the government and the
B~ecaus~e o-f IK dom.inant qo itiomr 

prob!ems this dom:irerE:e has created for private sector land 

at the land titling,development, the stvby next looks 
serves as
registratian and transfer system in place which 


the fo~untior ,f the land development system. We believe
 
and titlingthat if the .r-isaction cost of land 	transfer 

the
 can be lo'*yeTC6 that the pr ivate sector wi l l take 

initiative in developi g land for housing and other 

purposes. 

use
 ,e next discuss the :rganization. of th. ajr land 

urban areas of the Punjab.the ma..or
authorities in each of 
p arwing and land development systems and

!e describe their 

their current activities. As mentioned above, the


discuss 

perponderance of activity in bousing is development of 

plots
 

for government em.ployees. 

of the land titling,
discuss the constraints
4We then 

as they
system in the Punjab
registration and transfer 


a housing financp market. We

relate to the development of 


Company experience to

have used the C:itibank Housing. Finance 

development
illustrate the problems that have limited land 


in the past.
 

we discuss our impressions of the current system and
Finally 
conclusions reached in the study.
 

PURPOSE
 

anv
study is to, examine the, legal

The purpose of the 


to regulate

administrative process in place 1. the Punjab 


existing
land acquisitisrn' and transfer and to look at the 

of the

rorstraints to lande development in the urban areas 

Punjab. Our :zainr3 ob.tective is to understand the existing 

prvcess and recommend ways to 
pl anning ant development 

that, urban land development-systemsimprove the prcress, so 
quality,ab will ailow larger scale, better

in the Pun 

developmert to 
occur.private sector husirns 
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In Scuth Asia i .e., P.a:istan, India and Bangladesh, the 

legal fratme.,or. : has existed from time immemorial. The 

,wrnrship of la6i by private innividuals and its acquisition 

&y the Sover-tipnt. dJates bac: to Regulation I of 1824 of the 

Code. 7his frde .Dverre'd the law for the acquisitionhengjal 
of lard ilich .a primarily intended to enable the Officers 

of the East India Company to Dbtain at a fair price, land 

and other immvable property required for roads, canals or 

such Other p'u!ic purposes, as the manufacture of salt for 

uhirh the Loct'Dfly held a m3onopoly. 

The present Lad A quisit ion Act of 1994 Wppendix I) is the 
result of manry la.aws whic were enacted between 1824 and 

1894. The ri Act of D394 provided the authority for 

the e:qu si tia of ia ad by the Central Govern;ent, which 

after the er ct,:oent of the GDvernment of India Act, 1935, 

the acqui-%Dr.s ofM landwas passed on to the Provincial 

zoverprmrents. The proviniial .legislatorsadopted the said 

Act, ard they made fairly substantial amendments ire the 
prcvzsions of tre Act. After 1957, an extremely imprtant 

-mei:ent was m,.ade which delegated the powers exercised by 

the Provincial Goverrment to the Commissioners of the 

Division, with the exception of rule maI:ing power under 

Sectieon 55 ,huh vests ,,ith the Provincial Government. The 
Co issiners of the Division rK exerc ise all! important 

powters Unde the Act. The Bioards of Revenue of the 
Provinc ia] Gverr, r.t s enjoyed the concurrent powers to 

,ssue rotjzcEvti-c. 5 under Sect on Ai l) and authorization 

iEl and to confer the powers Of a Collectorunder Section 0 

on any officer specilly appointed under Section 3 (c) of
 

the Act.
 

most cumbersome
The land acquisiti'n in the Punjab is the 
tDs . is -liv-t sND.Overne6 under the Land Acquisition 

.ct of 9894 and amenrments after 1947 in Pakistan. Under
 

the pct the l'egal . rji ty for the acquisition of land lies
 

•e'tt, 	 the pTIleznr itv £:mmissicner. He administers the
 

D! th At under the supe'rvisionr of the
Provisions5 
£osmi asi rarer vf th~e Division, who controls more than one 

Deputpy vn-ve" deperdinq upon the size of the Division.utCo'' 
to
He is answeraTble, i=arespect Of acquisitiorn of land, the 
by, the?unjab Fiard of Revenuaes, which is supervised 

Pro recial mirr .ster of Revenues. 

3ns 1973 an Act wass enacted to gjive full and final powers to
 

the Deputy Con:;miss-aion - T to fix the prices of a piece of land
 
localthieti As a result of this the 

authorities did a lot of land acquisitin- The owners of 
and the matter enf there. 

the land felt cheated as the prices of the land after
 
they
acquisition 	and development increased many fold and 

and


protested. Therefore the 1973 Act was repealed in 1985 


land became almost impossible.
'tic~n Of 

the time t
 

srnce then the .ac.n 


Neither the local authorities had the money nor 
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follow the ti.ne consuming legal process as such the 

development wor: of the local authorities slowed down or 

almost stopped. Development of land was possible only on 

state land and on such land where they could acquire land 

frce a c~oper.ative naradl-owner. To seek cooperation, the 
providedlocal authoritie., particularly LDA in Lahore, has 


a few incentives lile 2 O per cent of the plots are to be 
openearm=arked for the land-o wne--kr Khich he can sell I in the 

,,ar"-,et when 2land is fully developed. 

Some private land developers have also followed this 

practice. First they acquire the, land on similar conditions 

from the land- wner or offering the c.ark,:et rates and then 

they approach the local authority for approval of the 

housing project. This is very attractive practice nowadays 

and many housing soc~eties are taking advantage of this 

prc,cess. The appreoval process of the housing project by the 

local authority Is compietel-:l arbitrary and only influential 

persons or developers with lots of money can manipulate the 

decision in their favor. This has given rise to a host of 

irregularities. and corruption as no transparent system 

exists on the gnrourod which can be followed by a private 

dievel oper. 

Physical FPlarjn-.a .,f urba-n areas started in earnest during 

the Second Fiv_ 'Year Plan 1959-60 - 2964-65. The Punjab 

provin e also folo-wed the national pattern and formulated 

the Tton Plans of ajor towvns including Lahore and 

.ab. a had to have a master plan in advance,Rawtalpindi. 
.as it became capi "al of the country in I960. It was sad to 

notice that Plaster Plars of the three tows under study, 

though for noulated with muich fanfare, could not be 
were made
implemented i ln etter and spirit. The changes 

,without due co.nsidlerati n of the original plans. Even today 

the plans of these cities are under revision and new housing 

localities are planned to imeet. tha new dem,ands. 

Lahore Municipal Crporatlror 4as mstly corpcer ried with the 

raintenance o! the infr-astructure of the old city area and 

some other areas *=hich fell under its urisdiction. it had 

no land for de'elpert but regulated the specifications and 

building contrDl-s Df houses in its area. It has only a 

sinall role in the- utlure development of the city. 

CantonmentA substantial area was developed by the Lahore 

Eoard. The Boa7jd only developed areas which were =eant for 

the: imilitary servicemen. The
the residential houses. of 
Board operated der the Canton:ent5 t ,c 92g4. The Board 

the private sector to develop the land
also did not all k, 

and construct houses. 

had beers facing similar

Like Lahore, Rawalpi n i city 

when Islamabad was declared as the
prnblems. Si'rwce 36'0'v 

the country, the city of Rawalpindi saw a faster

lapital of 


result of
colonies. It was thedevelopmpent of residential 
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the influx of government servants from IKarachi that 

Df the city igirew, much faster than the previcuspopulation 
shinerst Df satell ite townships betweendecade. The establi 


115]ambd an~d 7:~~p~Ikas the obvious result. It all~
 
and nowhapper.ed due tv the _ivai lbility of public funds 

up. The Rawalpindi Municipalthese funds have dried 
~s ~ ~aay- n tainrbfl the infastructure .e

orp~2~ov 
s roads etc. from taxes
--,ter suppi y,.e 

ireceived frvm ,rvrpeirty, ,atei", transport vehicles (tongas) 
their buildingsEtr The RMtE: z-trils the od city and 

3hich are p thE-r ,replaced or improved upon. For this 

put the h.s fraeD rules ad regulations but it is
h.oe Tha 

ho sh pro ects n
iot iri a pos -ti,. t deve2p Ih o. 

thv- Rawali i assined to Raalpdiahe as velOvpmirt 

RA preparing a m St
 

:ut p ir a :ti,-r,. * =-.e- The Lis 

]th *ha The feature of the new plan is the 

i zR:a od cn-nection with theR,ri itrh o.1 
Lhre and Peshawar . Irn' N'-n,,rtp 

ths F' . rir) the DA,has i denti f 1hed two areas for 

,nterested to i nvite the 

praposed oto rir bketar 

ires deritia I p v Fes and' i-t is 

then. hSo far the project is in~ri.o devectt odev~iop 

the planring res 

iar i s pl annig the residentiaR Ios d i Lar t ar 


f r- the iliitar servicemen. 
 The Board has 
area only 

sel l them,
alpd a pr iv'te- pairty to -%st ruct houses and 

a Eireu a policy the Board does riot:ase. risnu t it is 

a IDj'i the prievaee e t -develop wa ntair theartor or 


'r-es ident .i c v I 4 - -.
 

5 fiaT as Islamabad is crn~eir-red, there is a Capital 
antd its main responsib ilityDevelopm~ent Antbo~i ty -1CDA) is 

for the government
to develop .i ne and construct houses 

funds for thisservants. The DA has thilized the public 
,zi Po., has not aqlo-ed the private

purpose and 'as S-ay it 

settor in t'- deeleent process. Lik- Lahore and 

the .'E"i so,- faci-Pa the problem of landalt pIp ind 
.a,.'. t i , t!,olve the privateacq-uisit S'a; ' ri 


in 'the -ivY teSceS.
settor ,ilf dveo t pro , 

Private Sector Deveopment. The above procedure is followed 

for those 1.. i z :4 a Tearit .3r4 ~i trujsctio projects 
us- f the Projiects .art­r.'a ~ ar~~~hich~ ~ hepE~ ~ 

the a~ns-t~;~ealnl~Z~ ~ s~c~o t~en onty 
eaprvt ofta~cLuioisi eurd ofar the 

~ ~ .i;e almst exclusivel~y i 1
ILDA, R.A .31-rd 

lt'=i;hs hiave not.cal~ author itLiesthe pub l. ic z :r 
hey .3.re na t mreddeal. i~ ~ s"tor pOt- ai 

e"-Cept that they havefoxlae~:~'p~-oCstto tcit:~e 
the
 qre .itOa ip- Fcor t-a s t r91Ct Ea" of hoGuseIs 0V

r-uLve- and 
tjeve a l a !b-?., t ;Tiase authar it jes. Thereafter theY Pass 

yo tp.12j~i jn~ejfteinfrastrac tureonthe 

COD has to do the iantanejob
t,:) th-ge RF- n I:. b,,ut 


aLso as it is -tin, a,,s a .n.:iipaL coratio:t.
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The-se author itir - LDP,ALDiL ar £Dh - are rown in the 
prontcess nf &ti,ing for the approvala proreure of 

development P t- of We privt sntvr It is learnt 

trhat the local autortyfirst -f all ientifies -a rpiece of 
larsh jvr th v~"t beys-!op2r and invoty" applIicationls for 

asinn t. e Ann, M:one osr more2C private- part ies; or 

a lersamti - private-ntaft2e acqu2 re the liand by direct 

p~urchase frmth ad onrand they approach the icca! 
authcsrity n Pefrrit :'n to construct the hr~asig Colony 

TheseDWa-~ear i. Dwinexstnc in a134 h three 

e £.. . the.r "rdt-penertly o.r the-y for,,-, ' 


t'ffii g,i~Saiii -~ve~ =D: rtuti w-hoD are msl 
z . ,-.4 -.... 

;PEV~e1P7!P.V1 ' anin~ gnvrrmnv epartmtents arnd 

no,'lw-p ar WE Or.-E of them se'nrtentn. conc erned 
-


4-1 .__;r. ; t';Zt rr '* _2 9 ' * :%=.. " f--.-. -_ . 1 -"- ' -- + ' " , K O q[ a 
Sn"a P.L W:R Ono 7us:i fentralf Soenmn 

Mtn~~~~ ~rr ~ ine opeaieSceis *e~ Then teh 


-
1 . , t rc -- =r- t mre te an7d avohid,r- e !a 


a -. -Df Mo ajs.. it is tim consum-ingEC3'b anctr 12n ~il~r 


r
"sj.--- - : Tib tretheas localMtSG,;Via, n-fir--r ,e tt reis
plaz.£..; as _-IM P art es~ h,.;em 

any _- .:. s '.-' -'l -y housing Prject After 

appp~a -zr~ jr s for the sale'of housingtheIpo WEnr
'A' . '--, e",, ¢:' -- .r:v,g'kr-- In.. t .-,-.!_'t ; q .,r ­c , a 

al te 11210 of l'a"nn to' their owrn
-h POW
plt 


X"M-T.7nis Ewj~iesW~rtevrBpthe'~ land and provide. 

as Prescri W h lhority.
I-a .e 

F-xpe v!:'r~1: rvte veveier s are the British 

- - e 
s -;, i E+ r-..ri.. of Dev lop s- . Ltd L htre.-.


p -ew j apprnval theEl'. -r4--' i~z .- -~-- -ies *.t them of 

prajc sazlve mnrr~r y the authvrity,-ee
Me thei 


-ty - j.pT:jtcnf -t~"n-' i-' fu-f-'- he miemers/individuals5
1
 

-. - -*- ta- 4rjt itch rises havi~e beer. 
- ..2 r _ V._ -4* L .]": " -, -r' " _ .Z .r' -.rt j rf. .-- _ . '" r;, 

ta 
_ * _ r -. - .-. .y-,=U ' t r. ,"i= rtr 

dC.' .ers-t an t their cjhemfs.sf-guaru- 1t3" Me privat 4 

,_C&Ue FV_ no_ Ct rearlipe. andi made trarnsparent for 
the _ eylo rof tt bnuiP9 rndustry in thE.helty nt 
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A-. LEGAL FRAEi4oRE.
 

-Land Acquisition Act of 1894. Under the Land Acquisition
 

Ac:t of 1694 th:e FPovi n:ial 2a-ard of Revenue has the onAly 
legal aol.thar ity in, Pa!kistlan to !aintain records of the 

r-egistration at'I- dcumet. per t..i:,i-zj to land transfers. 
This is ,, -frboth rural areas although astruje 	 and urban 
n-1o ted above t;e	-e is l itl e iterest in the urban area 

" t-eco-ds as th:_ do not iprduce any revenue for the 8OR. 
,
-t!_, and. agent ies cerltain 

reor-ds. gave 1 .! rr t autherities, Cantonment Eoa-ds and the 
IProvi : ' i: f.-icas o f the Mepartent of H0-lusnng 

e7ther i .tias .	 maintain land 

,i.L-eaIt 

and Filirs ia I 'P1,a iqv ipjb I ic deve Iapae,ar- a I 0. sec tor t 

agnca til.~IZna i.r t a in ~nde pr-oper ty recordos.itIdepvat- t 
ever thea.3aHo1 -Lz I .ani-,d t,--aA7sfers and saIes deed on-

land that thr_.p, l.n.nd ar.have suLJbd iv idel themse Ives. M oI-e 

o3f ten than P.Not, these It r.acRt ionIs aret- IlelOV4 lre-porI-ted to the 
MIR and ente-ed into, thei- Lav'd Revenue records. 

Wi~hat is oftennt~~ oe in-. this whole discussion of [and 
tevw-e i-s that rep i-ration of documents on property 
tras-fers is nlt a substiltute for legal title to the land; 

and that, the-e is o frip-ta I. land t i t I ing sys tem in 

IPa:: istan. Lad -eqistrat Wn systeias in, urban areas have 

1pI-ov9en%It itbe a paer sulbstitute for formal land titlingv and 
have become muddled ,and uinwl :kaible. The situation cantinues 

to degeTera E and is at a point where even the fo-Aal 

I-ei is rat ion of 31 ihas auther ity in rebu t t ingjad IittIe 
claims a gai n,=st a j-o2 enrty- Due t the high cost of formaA 
req-- iS tt-a t in0311- rll' tbP- olt other i oAa.documents recording 
the t-ansfer- :oIF !prope,-ry, suich as, a1lltmeit letters, powers 

of att r ae and lbell.,, tr-ansfe9-s, have been developed. As ati 


-esu.lt mos It r'idua.s ha e ibcome d i fferen t to the 

frrmal I-i i'sr.t-at i,-17 .Vsyte andi D--le usin, le,=.s' eXpensive ways 

tounerta ~:~It- t-a1-.nao t a -s. These types of i -fralI 
prlpear-ty tra'-.a-'tinrs have al-0 been great ly encouraged by 

Ithe h i rih cast. aa,IF S t a~~ u rlJt ' dveg is triat ioni fees 
involved in, . 17,- spite of these Legal 

issues, there is a ver-, iilh; 2e:and in Palkistan fo- any form 

wih provide 
t-igh ts. ,drnfa t-tu,a t aB y, there is no'. legally secure 
docuentat o-n - pmai- ghs IPaak istan t his tAme. 

o f iocud.emtat iDP, Ix.h canA 	 evide4ce of prope-ty 

I p iq!h in 	 at i: 

-The Land Registration Act of 1908. The Registrat ion Act 

19(:8. .p _a. o the , hoal of Pak: is tan, and colnt.3 ins 
.=

!provisin for" ,-- i,t-,-t n.of doc iuIents. The Req is trat ion 

IRuLes of 1923 p-vide p -r-rdura. details for maintenance of 

i-ecords, instr: iosn respeczl of r-e-isters, copies, etc. 

Althovgh it is a 00 tiry-ide Act, it is a provincial subject 
have been made to the Act.and several -eq istratian.Uider- the Gc:t rO do n!en-t can the accep ted fo-

unless i; is pr-es-ed foj- that pu-pose within four aonths 

can be ev.tendedof the date of its exec0Jltion. This lpe-iod 
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for four additional months under certain circumstances. The 
object of requirng an instrument to be lregistered is to 

enable it to be used as evidence and to minimise the chances 
of fraud. The ct does not require that a transaction in 
respect of properties be rarried out through a registered 
document. It does require that if a document is created to 
record a l.and tansaction in writinig., the document must be 
registered ta.have any standing in court. 

Although legal! Tegjistration and transfer of property is not 
often donp for ,a11y it , be a relatively straight forward 
process based ,rb the Tequire ,e ts of the Land Reqistrati.n 
Ac. of 190S. Ho~eer i r the search for revenue the 
Pincial G:rnr'rts have ,gradually increased the fees and 
taxes upj liand transacti.ons to the point where the cost is 
rohhib t,0e 'd is thefipl avoided. Since land 

7eqis ion., - and trans is foundatiortitling- :fer the upon 

r"hicr. l~and development has tv stand, the current system of 
land dieve I pmsra is rnut "or:i nr. 

B. ADM]NISTRATION.
 

For the puroses of land .administration, the Punjiab is 
divided into five Divisiv.ns. Each Division is headed by a 

r an is ,ividedinto four five Districts.orad or 

Each Distr ict is Tun b a Deputy Commissioner I'DC) or 
E3i]ect'or. LUnr: -:he 3%94 Act the legal authority the.. for 
acusitin, registration ant transfer o1 lad is the Deputy 

r:o iss.= "n YC !ett,:. The Divisional Cvmis ssioner is 
answerable t. the Pr-vin'ia3 Board of Revenue and the 
Provincial Mr:..esf Revenues. The BOR is the controlling 
aw,_,thority on all natters connected with the administration 
.f land, aid Tr.venue cjD31ectio and preparation of land 
recordis. meb_"s of the BUR mtprise the highest court in 

the povi rze .n_ act as secretaries to the departments of 
G'D:Dies - ofRevenue and cao aosol idation. The Director 

Land! errds ,D., for the BCR and is a pro-incial official 
responssible rI. super:si.g the ,vr, of the Patwari and the 

kanny. be aD rc ts as the Inspector Beneral of 

At t e he-" of a District there are, in addition to 

Sl.-rge ministeril st.aff, several officers appointed by the 
local governm nt.who exer._se executive and judicial 

fu:t ions ,Lante t ,rders -f the Deputy .omissioner. Yhey 

are k'rorn as .istant C:ommissioners if they are members of 

the Civil .e "ce v! Pa :istan, and as Extra Assistant 

Commissiorne:rs i they belong se the Punjab Civil Service, as 

per the PunjaD,ewancy Act XV3 of TOM7 and the Punjab Land 

Reenue Act Df Q9i7. 
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A District is divided into several Tehsils, to each of which 
a Jahsildar and Naib-Tahsildar are appointed. Both of them 

'xerE _=,, i d',r r~i_,t. . v_, and u, .icia! fulrctions within the 
2]i. .t v-- t ~ D e h5s . The unit 01 PE'rtUZ 

dmIi s t- -a i.r :I-,- tbE PSur .!ab is the Estate ,r Mahal , which 
;sa :.,ti:_-a .i ,- ta- .e , lauza. Of these 
Estates, ia :.- , , s 1. a Teh0-i . -a- .a ru~e, cant-aiin, from 
t t f r- ' &e.. E _ _ e _ 1'- 7 f3 1e of the 
do-t es ofr ts ~ is- E-~S tao rn.in1taair- seipara te Iy 
-ecord of ,S17'9 1-- aster of Ffi =raL an-d agr il:u l tu - I 

statistic.s c ._t- . t,.- All it-s !p1cr'1,- _b:brs are by I aw 
t y~s~r i-ro th, paym,- o:f its *3t1'l revenue, and 

"in the r - i ' a they are regresenteds-.en.t b y
,ne o - ,, :n-. Lambardars. rhee hadmen are paid 

iy t1he r c: 2m , ,' h the r -:P,-e-e a surcharge of 
f i*y e-:a, C. he Tttey f, a, V luab le 
1na-ff ic ia.- . , che eo,-y and,,_u"thr, ich .. C,mmi iss ianer 

the Ta!h= iIdar. 7 -vey the wi7 hes elf G= -..-! :-e -%t the ipeaple
_to 

snse r''r -f t I -r .-Y ;A7o : t. ta f~ tlhe i rA -9 e~ r --a . 

For the-- purlpn- '2' f h' -rT.,a ntsi~ of rvnu ecords and 
,agr,st.z t- .'ta -is tc. : s '- ta tes -are gr-uped into small 
cir-cLes tO cf a [agee Qa.fi ,hich Patwari o- vi registrar is 
app-- i Alted - wrt of ths-e circlIes fasrn" the Charge of 
a fieljd Kantnigo. .:!ho*se duty is t* SuPe-vi.se the wor':: of the 

tw r 1. F.- .Elr- r-P v2f*~rs Soyeryuejit 

s x-, ir~ed the DE crries vuit his responsibiliteis 
,ith the i-,.e1,P af t er oDi a]s i -clude Tehsildars. 

aIi I da-T., arros., Patwar i s and a Iora I headmanab- ehs 
,al.len La:1baDar-. The ,:ev role In this hierarchy is played 
ty the patjp-;rir i.ti _ tTh. zo ipplete record ofhe land 
vi,ership and U-e on each piece Of land in his_ jurisdiction. 
F.at,ai s are v- r ' 2o, ps .: ev-pj ornyees wi th little oppor tuni ty 
"or .d~.;ancec,,emr. .= a resul-t their record keeping is not 

'-Ver aCEUrteA ndt :.s-bbe_ tr 'bribery and fraud. 

C. RECORD KEEP]N.
 

'To aid the ,ep!utt: L-Lmmi2sivner in the eairnten.ance of records 
,and revenue nd adviise the of andrrr t-D Board Revenue 

r tov'rtse matte-S' a-.- vfficer is appointed 1I.nuwn 
as DlirtD' of :.- Frds,. Amoraz the pripcipal duties of 
the Drert-r . 

) %he ,v.,," ,?, thef -star 4 arid k :anungo. and the 
nepectitaf .' r -ds r- hts and statistical 

rOOt! 7 2' ts om;n the posting of 
_ I__'?jrrt .r.D .f a ;e r F ­

!b: the ,or:'t ,f h in: o:e and expenditure of nutat ion 
ee.s .and 3f a-J .,iture on ,ontingencies connected with 
'The a, -ar-nrtat and with the revenue-rd e=tabli ishm-nt 

B AecArUs. 
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The imain duties of the village Patari are as foLtows: 

0 the maintenance of a record of the crops grown at every 
harvest; 

ii) the heepirg Df the record of rights up-to-date by the 

punctual reror:' of mutation; and 

iii ) the acruiat prepara-tion of statistical returns 

embodying the information derived from the harvest 

inspertions, register of mu.tation, and record of rights. 

D. PLANNING
 

In the Punuaeb the plan"ning process for housing projects 
,operates in a :mixedff way. The Iocal authorities like LDA and 
RDA first of all idnti~f' land areas - either they plan to 
acq:ire them .n payment Dr it is a state land. Then they 
wI proper_ L p~snert foT housing, w'hich means that the 

are' nif2 be, pzm.elopet by prcviding infrastructure i.e. 
se ±erage w .neT supply, rots etc. The proposed project 
'will be sut i tead the P'rovnrcal Departmer t of Housing 
Prid Phy'.y' : I P nlon _, L'NDzre. 

The Depa:rt::,er:t sIII exa::e the project and will assign a 
oriurstv for i'' The project will be 

:r ,ui, i' n 1 Pro"nz.',n] DPYPevpmrnt Program after it has 

:'ei- apre n: i Prav-ir-ia Developmrent W'oking Party 
!Psvf ,' D l Devepent Wrk-g Party (CDWP) 

we~ppeo g "pq'' so cost rf the project. If the cost is 

.- oew F-Rs 2 ,n' thnrs PDP will aapprove it and beyond 

this rust the pwir-'t will be approved by the CDP. This 

s conrducted by the Punjab Developmentapproval process 
Eajd, which' icts as the secretar iat for the approval of all 

The projects e:mner under the competence of the Province or 

:e y the Federal M'anning and Development Division. After the 
appro'.al of the pject the Board will irclude the project 

n the A.nnual ?T - "- - ' .rvnr.*ent Budget. It, along with 
1he 'rovincn" , wit! get approved by the Provinciali&tfgel 
~anst/r ovw n.- Asse At this stage the project' .. 

st ds apprDed nod availabil ity of funds is assured. 
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A-lntroduc tion. 

pakistan-p cao'e lr.E', extstence in 9'947 and with its existence 
,arachi, the o-.ost prosperous city, became the capital of the 

newly created state- An eight Member Commission was 
const tuted in ebruary 295 to frame recommendations on the 
!hatIonal Capita1. Among the terms of reference for this 
Com ision 'Eri- questionrs whther Karachi w'vas suitable as 

the Capital kr:e p rtp in v i ew its geographical location, 
communrcations, n-efence, ciate _and productive hinterland; 
and iSa 

, E,ah- aas unsuitable, theca sE .r -i ,ocnsidered 
owaEs 'D aiDtv'oner site. . 

i fter f T h :,- it Z e-v:t mrcE and s ientific studies,o f 
t-he &Dme2jprc iba- St'- that t apildto should be shifted 
from Fhaz.Echi ant -,ed e site u-n which Jslamabad wasr Et thr 

7he ian0tow S, fjrr,-. c the cer son of the Commission were 
ratn uti ar . e i e The site met the requirementste-
:fe".rUce, c, tce ,FE'50ssfC25 aesthetic antd natural 
5oceuty toD name .,ihese ,,- factors. It wqnas also in close 

,r ax i mi t Y tcas.- a -&t Pr~refa1is t an the international 
h.; ghMasty. 

hentheeE 422E-HZ t the rci-tv. of RataIpi ndi which could act 
j7 t£; Hf',trE.aFus thei gropwth and development of 

1s a:!bad. Frhfl i v.i thei r Progress, the toin 
th'es cu1- -YyTrriEyhu ani still motaintai their 

dvthept errt tjid fho 4rturei of the plan providEs for a 
In-rffi; a d; - ar 3 d l l~lrfl of several functions. it 

-- b=~'n in, Rm, it be to inlane R, tm ht should able face 
the fu-turF. tbE- -rc-beIv Tg i ts proximi1ty wi th.ris i~ out Of 
the exoprxin-JT, 1 ar"~ C ityv -Lf Rawalpinii. The idea is that 
Islamabad ShcmldiZ be sr'.d by,, RawalIpindi yet not face the 

darerof bei i tomnle with it It would help the 
s imult aneous and, coopvrdina-ted, but no!3t ne-essaril11y equalI 
growth of te t J SPts. 2n this way the twin cities would 
ret4 a in thei in-.iv Idual charac-ter kithil1e a t t he same t ime 

bec1 a andt he,; rn; b par t of cr--C the same Metr opoIi tan 
area. 

The Trec a:me,da t taz nsaof t he CUOt misioni r wpere a Cccep ted by the 
.n0e rnmenrt icn un 2959 and Potow-ar was declared as' the 
future Capital site. 

B- Mlaster Plan. 

I,,- 196O,'1 the :serc:rtappointedl VIl/s. Doxidles Associates, a 
&ree k f gi as co-nsul tant to-r devel op the Master Plan of 
I s Ialwabad. 7Tih-e ulaste-r Plan of Isla'rabad has undergoyie 
changes eithar by djesign or by default, mostly by default. 
The physical dealpmes f the c-ity h-as moved, in such a 
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direction that it is far from the original Master Plan of 

the capital. The Miaster Plan is being revised after a study 

which has been carried out for the last three years, and is 

,no taking some shape. The total land area of Islamabad has 
been acquired ,Under the Land Acqisition Act of 1894. 

The Master Pian for the M'etropoi itan area of Islamabad and 

Rawalpirndi hE 'epn prepared .snthe principle of "Dynapolis' 

which means a yaic city here the city center grows in 
direct proportvon to the growth of residential functions.
 

Four highways w'ith a Tight of way of 365.B meters from the 

framework withinrwh ich a cjrid of squares, each measuring 3.i 

square k:i lometers have been planned. Two of these highways 

namely Shaha laabad and Shahrahi-e-Kashmirnh-e- I ink 

Islamabad with the rest of the country and through Shahrah­

e-Pazistan, with Lahore, Peshawar'... and Kashmir. Master Plan 

covers an area of 1165.50 square kilometers. 

Islamabad Park was created in the Master Plan and extends 

over an area of 220.1£5 square ,:ilometers and is earmarked 

for semi-urban functions. Institutions of national 

imprtanze such as the Atomic Research Institute and the 

J.ational Health Laborateries are already functioning in this 

area. institutions, requiring large areas of land would be 

located in this area. It would also have spacious sports 

centers, parks arid exhibition grounds. Agricultural, dairy 

and poultry farms have also been located in this are-. 

Its functional scope has also beern enlarged to include 

establishment i a few Wodel Villages, Agrovilies, Suburban 
Centers and suitable plaes to facilitate the settlement of 

the displaced famiies near their ancestral surroundings as 

far as possible.
 

The t09.t neters high Shakarprian hill is also located in 

the Master plan area and serves as a vantage point. It 

gives a panorac': iew of the city. 

C- Capital Development Authority.
 

It was considered expedient to establish an authority for
 

ak ing all arrang.emerts for the planning and development of
 

of a regional development
Islamabad within the framework 
plan. Perhaps the progress of Islamabad and the Capital 

Development Authority are so dove-tailed that the progress 
other. Theof one has beronse syiyus with that of the 

huge task of dv_:l ping a city within a reasonable time 

span, .r-eeded on cope withorganization which could the
 

nagni tude of i The Capita) Devel opment
wr involved. 

lath 1960.
Authority came !&to existence on June, The
 

Ordinance, i:nown, as Capital Develrpment Authority Ordinance
 

1960, was promulgated by the President.
 

"a body corporate, having
The Authority has been defined as 
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perpetual succe sion and a co =on seal, with power, subject 
to the prov'sivn of the Ordinance, to acquire and hold 

property, beth movable and imovable, and shall by the said 

nrtame sue aId be sued"'. The gener al direction and 

administratinn of the Authority and its affairs vest in the 

Board which ma PxeTzss all powers and do all acts and 

things which may:'be exercised by the Authority. 3f any 

question as to "hether any matter is a matter of policy or 

not the decisiv.n of the Ceatrai Evvernment shallI be final.-

The Board is appoi nted by the Central Government. The 

Central Govern ent is also authorized to appoint Chairman, 

Vice Chairman nd a Finance Advisor from amongst the 

M'ember s. 

D- CDA as Municipal Authority.
 
In 1966., municipal powers were also delegated to CDA. The 

Authority may., with the previous approval in writing of the 

Central Sovernmet, raise funds for the purpose or raise its 
work :in capital through issuance of bonds and debentures. 

The acquired lIn :as placed at the disposal of the Capital 

LDeveoprent Auth.ur ity to administer the development of plots 

for gowerrwent officers, gove ert servants' housing, 
narketpiaces, P a es Df ,orship, educational buildings, 

park:s, and land for private individuals for housing. CDA 
operated under the Municipal Ordinance of 2960 and later on, 

undeT the 3sla:nabad Territary Local Government Ordinance of 

The Authority 	 was to prepare a master plan and a phased 
master program for the development of Capital site, and a 
similar plan ivor the rest of the specific areas, and all 

such plars art pr-ograms had to be submitted to the Central 

7,:overr:7.ont ifDor 

she p ursuant to the master plan and the 

mantFpvg~a, cll pvr .any local agery to prepare any 

-chem In co;.uati n, with the Authority. Such schemes 

DraP/ relate tv spcii areas. The Authority may pursuent. 
to the .astel pv:ogram, itself prepare, when it considers 

to do sv in the public interest, schemes indesirable 

specified areas. The Atharity, may acquire any land in the 

specified Ares accrding to a procedure, incur any 

expenciture, pr.rre plant and machinery, instrumr ts and 

re. mt.r tDhe use, erter into and perform alloaterlIs 
such contracts as it may consider necessary, cause surveys 

epeirments and technical researches to be made, issue 
areas for which 	 a master plan,inter im devepernt orders for 

is under preparatie and restrict ar prohibit any change i0 
andthe use of lard 	a-d alterations in building, structures 


cause removal of any work:s obstructing the
installations,

execution of its schemes and see: advice from local bodies.
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E- [nfrastructure laintenance.
 

The Authority al.so ca-rr.ies out eunctions to meet the needs 

for municipal and civic amenities. It tries to maintain a 

clean, heairlthy and hygi.enic ,a.tmospherefor the inhabitants 

of ,sLamabad. It alsz per forms such mundane functions from 

oF rodent and stray dogs to jrants of tradingelimination 

i icence ,and r-traion of births and deaths. The 
Islamabad fi -, 'i.htin;g and s.n.itary services and the like 
are within the am,bit of CDA responsibi lities. 

F- Acquisitioi and Disposal of Land
 

;IL .and witsh4i, the specified areas is Liable to acquisition 

by the Authoct- with the provisions of the Capital 

Deve lepent !Auhoity Ord inance, 11960 (XX [ [ of 1960). 

The Authorit is thozrized to enter upon land and undertake 

;prel iminary surveys and set out boundaries. No person 
without thehowever. is i,abe to enter upon any building 

consern of the *zocupie r or prior notice to occupier. 

° 

The Deputy Co iss-o "maer acquire lan~d for the.put-poses of 

should be mar ed out and measuredthe O-dinance-. Thi.s l-and 

.and planne~d. The~ MU CGM~issiOner Mnay then issue natice 
land.to inte-ested par-ies to ma:e claims for the special 

interests and any objections to theThe pa.rticulars of heir 

a Notice served to
measu-ement a-e r-eceived in writ-ing and 

u.sual ly after 10 days of publica-tionthe occupier as wel 

of first notica. The enquiry is held on a particular date,
 

the Deputy C,,nissiener enquire's into the objections, the 

!.Qarket vatua of land, the r-espective interest of the party 
and the capensation expected. Where any land is acquired 

under the or-dinance, the compensation is paid consider-ing 
ark:et value, the damages sustained by the pe-son by 

dispossessigtl him of land, his residence o- place of 

business. 

In case of urge ry, after the publication of the notice, as 

stated above* the Deputy Commissioner may enter upon and 

the land without causing the occupier
take possession of 
unnecessary i n-convn ence. 

'The Authority or any other person aggrieved by an award or
 

final order of the Deputy Commissioner may appeal to the
 

Comissioner, within fifteen days. Proceedings belore him 

is deemed to be a Wdicial proceeding within section 193 

and p29 of Pakistan Penal Code. 

The Ordinance allows the CDA to make regulations 
consistent
 

"ith the rules of al jatters for which -regulations are
 

conferred by Section
 
necessary. In exercise of the p6wers 


of the Capital Development Authority 
Ordinance, 1960, the
 

Disposal
the Regulation, called the Land 
Authority has made t985, It extends to the landAuth Jbguiatio', 
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6- Land Developmett. 
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A- INTRODUCTION.
 

Rawlpindi i D,,i ty its growth accelerated a little,-lt, 

bi A4henf the E i tist establJi shed a Cantonment ins this city. 

The m~os~t imortant factor wihich brought in the prominen-?, 
the urban fewelopmant in Pawvapindi started in earnest ire 

t
196")0m.hen .. of the' country 'was transferred tooe pi ta3 
-: 5IamStEw. P' totVei planntred that Rawalpindi 
would act an 0 *aelt7 .jwrs f the nrew Capital and the 
twir, cities vIc'.... . 'harony meeting the housingin in 

ned of grvrwim pp-'tli *r thes cities. ence the 
.Halion of .p m faster after 3960 as the 

o.ficr/!off i: *" .aver.xent werethe v...er. 


L,.,' .s,,aba._ Pf 

the' ,ity te el of Eate itis. To,,.rnship betweeer 
t.rasfsrred Frew , to, Early development 

sw. -:bi i shent 
Rawalpindii arnt Is.aaad. 

The grawth vf popuiatisn of Rtawalpindi since IR5J has been 
as foJ lows: 

PERCEN7 PEE ANNJUA.L 

YEAR .P~ iA T 10CN: SRCW .W 

!L951 23,e77 ­

t9611 .,17'd.3. 
1±972 614,S0 7.3 
198, 326. 1ni 4. 00 

tk99.2 t .Ea45,.MY. 4. 413 

Teannual :-m-lt rate of Paguiatiwo was utore than 7Y. 
during . l ?7;2 ui. and the rate aO ... ,- ; 1372 1992 "as 
l it tl~e ma* ye v ard i t was e'st imated tha.t the annuial 

"
 .A-cco'rdi ti F''C stir '.. - there are ab.ut 93,0)0 housing 

KH- ar.-i ,prsen,--U.nts ithe ii ~ . v they have prepared 

t y-.ass wm' mni £r ;ctnerrned wai th the rep lacemnent o3f 

,existin diaiae wli~ c therwiLse they have no scope 
fo0r the t: v ' 3.fzt _: .a. 

B- Orgjanization of 1unicipai Corporation. 

. ... . .t = ' ' t I l t W T[' - .1....... .- s ' . WL l I 

,,t. wit on 4e',-,::2an D:eputy MBayers.+ mac The
 

"i t from...i
- i's "7: ' ,- eceived._ f- octroi, 
;a,, juj dir;e tall taxv, tong., ta, etc. But 

they'CcZ tall nw5r;5-,t f~ resWurPO'3es. Samie funds 

h. ,KC thbe fund's aaicated to,are ,aihs , fra, MNAs 

an for wart> .3 in' Pauta [pi area. of. ' Mo'stMP-


the funud's --.. t .,hnusl'-ed fror i:proving the reads of the 

LWST AVAILASLE DOCUMEN 

36 

http:Ea45,.MY


C- Master Plan.
 

e" vr~rE PSIn tj nOrdi narnre, iAtd) IX of 
i%&:') all th ciie vi---Pu~a w'-ere required to prepare a 
caller Pin 1napl ta also p-e'pared' a Master Plan. , :-.r ).L Zn, t.s' +-.. r• ' r- -

Th- 'H-.-4n, Pier r-rl n-t le wmpem~ented in: Raw'alpinodi 
nerusethee ws a searae .Dicl'"'t~ tAuthor ity~ at that* 

tim. Most Df 'ti 53b wasT-byi don thn5%vz: '4p~ lr Munic ia 

The,.- ... a! , nathe ". whni.. cappec by 
theexisenp o n'-' rowerr{Q Authorrjtien iUe. Capital 

011 f nre4 - 5{ Q4mabhz orn side arnd the 

:3tnmn, :r t. vn"-. WeSc Raapd iiLr~cpal 
.?"!~nW,,r-A ~ ~~ thetaetefnsnor tcnia
 

a VE an new1 housai-ng 

BrEasr, . o*'--s ,w rVE t r ,,yon th- up-keep of the 

r i , - !, o 1 1-:a nr. s .ewerage whereas 

.r.; 4 t2'. .L~ teQni' ~CD~ 

t. _= sstem. 


she othr~c ',-le were pra.irn' by other agenfcies2 i.e.
~ 
e" -- : ec _, - x/' '.. 'L__'- < '". V -t:..}-r . "-, y , .. . 

wate snplyt y WPDAand gas. SuiWAelerrirty by 

D- MUNICIPAL CORPDRAJ ION LAND DEVELOPMEN1 PROCESS 

Ramapinf ' Esar: asat i has landvrip& n no devel]opment 

arygamm . 1risvy LgfUer~n:Ed with mainrtenance of the 

- :, - t-r,,,,-'-". 

r',.vr re: Pc .,-i t:ro Census Reports M953, 296!, 2972, and 

-?- a, RamEJ ,.' I--eveop ,ert Author i ty. 
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A- Introduction-
The Cantonr t Woards were created by the British with a 

view to; protect the British minr.ority ruling class from the 

]Indians; and to keep distance from their subjects (i.e. 

3ndIans). There was a third important reason for creating 

the~ Cantnent areas andi Cantonment Boards- Sinc~e Cantonment 
Boards were ta cater for the British armed forces personnel 

- which in tur.n ,E.ant ammurnition dups located in Cantonment 
area and had to be kept ,Ut of the reach of the Indians who 
wHe.re gettin g Vexoe }rubeilm,us as t.ime p~assed.
 

Unti the riti-h left India in 1947, the Cantonmi:ents 

thrived, but after independence the governm:ent of Pakistan 

took controlvi... r.ntovnts al]l over Pakistan and failed 

to mintair the., at the same level as the British. The 

Catnzent s e/ r esiding reo servi cemn, armoedy.iCrnl rm for 
forc--s . rnt crtorigents. The residing areas of the 

ofli:cers was in bchelD.r quarters of the "messes'" - for 

example in -a,alpiiS there are messes for Signals, EME, 

Artillery, Air Fr:ce, .Jlint Staff Headquarters, Aviation 

etc. ptc. 

For fhe ews were accommodation had to,f: kho married., be 
provided. hErefDre., houses were built for them. Then came 

the uestions f hospitals, educatiional institutions and 
markets. E E.- q mbired Miliitary Hospita]s), Federal 

Sovernment :-'ooDs and Ev] eges iLand more recently Army 
putjb sci , 2?:D :ianrtween Stor tment ) cam;eE::h.n--DO es Depar into
 

being.. La tvT so~ pr' ate m~ark~ets wer'e developed to cater to 
'the .'eds cf . A.rme Forces personnel. 

To pov ,def :hs;-,nn such a scale, some authoritys large 
was Dbviously P-, e,. This_ authority came with the creation 

SC1:rtonent T d£,ff ice. andar the Cantonment Act of 

D" Master Plan.
 

5he .ors~y ;rastax plan.availAable for the Cantonment Board is
 
the Msas~~/a~~prdtaste- Plan of 1960. This plan is 
coy...etel' put 01 =te an, does not provide useful land use 

roptrol4 m, ,s,5 for the Board. The Board has its own 

p]arnning op-rd ,te.nt bhch is pr imar i ly involved in the 
development -f using schees for the mi Ii tary officers 

assigned to ths -nrtD.:ert. C:assiication of plots is done 

n the -iolo' ,n. rr 5an er:
 

Efficers up to Lt. Colonel 500 yards 

Up to r anr: of ,-i ?.:r . .0o0 yards 

mlajior Gen~eral OOJi ahvs- 30 yards 

The .conclusi;r ch ='v;st be drawr from the classification 

system outl ire6 aDv, that the Cartorment Board housing 

policy is to use the Tartonent land for the benefit of iAs 

"T. A ',!J" '21"' I 



own MiLitary oaticers. 

There has been a great deal of land transfered from, i I itary 
officers to private parties aver the last four to seven 
'years. These pirts have beer 6eveloped urder the regulation 
and authority *,f the C.antonmert Board. There is no formal 
ldevelvpmnt ap;provya pr.uess in place at this time and the 

approval is d::,e o-a a ad hoc basis. We are aware of one 
private sectr husnrag subdiv.isivnr of 212 plots within the 
Catonmer:t oarc- aea which built ver 100 of its proposed 

homes before :ain.t its site pln approved by the Board. 
it was tv years after the l.aunhing of the project that the 
ar.tvnmert ar6i finally approved the site plan. There is 

o bviouily a need' for a.cD i ate, master p.raning of the 

city amvrng the !uir ipa Corpoxi.rn, the Cantonment Board 

andi the Rwahp,i Developret Author i ty. 

C- Land Development Process. 
Some of the rJes,asnd re guations in the Cantoriment for 
al]ot::ent of plots are tutdated and these nust be revised. 
The Cantermert Eard has been ineffective in the area of 
house constructinr . The bylaws regulate that one third of 

the land on .,izh apy buAdin is to be constructed must be 

left oper -rqrx;__h.. lack off a rj.rD. is ,dueto supervision 
and ief r .t', of fieij -staff.ho allo such buildings to 
be ret:wurt~e thereby tre devevpent of land is not taking 

paeas smrt! P5u"si ed y the Cantonmenat Board. 

.ETh CntOvern. EmSn.a-di _. tryineg its best to maintain a clean 

jv.i ny e~ ra inr the,antonm~rent. H-owever, whenever,~ 
•*e la ius ;Oas-ed y'i icai pressure is put on the Board. 

For y 'xmpin juas and Rehr i es were banned in the 
a-tom rt ar jot' , ue t the? political pressure they never 
i .t the .Caterarea. ereeal condi tion of c lear iness 

in not very a.ati fa' ory. 

It is evider; t o.:t the CEEntaDnent Board does not speculate 

in plats. Its .isb simply to develop plots, control 
building activity ant prnyide civic facilities like ponds, 
stree -s, water -'PPIV, sew,er, drains., street lights etc. 

.atopmept .u.'. 'ties also have the powers to cancel led 

all1otm:ent V1 any' piat if it Acovers som~e irregularity and 
Violations Df tsra_ f a]lvto.wnt ,rV lease conditions. 

,henever an a-iotn,1t is to be ,ansellee the matter is put 
before a tab ii h gives proper notice to the allottee and 

ecisions TE ote after ?iste:nirg to parties. 

Accordiag to :he rules and regulations, the minimum 

e~ e~eutfor is service defencej aijvtmenrt 20~ years in the 
ITprces. ]t mLst be ,ksptin, meind that these rules and 

but there is a growingregulatiosr relate to servicemern 
trend these days that civilians are acquiring land in
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&antnment are.a but this land is not allotted to them. 
JnStead they tug the land fri,. the allottee officers. Plots 
are so llDted an the basis of reward for widows and 

cildr en Vi Dha±heedi4 ar tyrs). 

The laws Df Danan*n BoardI state that the total 
cn-strutz:tPn period is 2 yeaFs. However, permission is given 

for c Dnstrut ,, on a yearly basis. If the building is 
still inzmrrrlcrtsn exensiona of construction period m~ay be 
.requi'red whi-h is- .,, given nn a yearly basis. 

There are als'. --as r. . ating the Wuilding 'of temporary 

structuL'res in C>' v~mnm- r ea~. Accordinglyi is regulated 
4that no texwTvry trrtu -- 'willI be erected on land that 

belvrngs to a.wtr~wwithout permissczion ofrea Can~tornment 
Excecutive £iZize Dr an' Vther 'LarctonMcnt Boarbd officer. 
An'y ,;rDorm PT presrsons tig a brea-ch are punishable4
 

Even with t . or ese:. e of these laws, we find illegal 
occupation of' land by pe.Dple ii legally construc ted 
buidipgs, no -rvper ,dainageand sewerage system- To all 
this there is only vne answ5er - incom'petence or weak'ness of 
the Eant o mnet Woard staff. The laws have been made but 
they are not bpmg pnfrTzced. 

According D tfhe ,ylaws ,f Cantonment Act 1924 the house tax 
iis charged at a rate of 15% of assessed annual rental value 
of the building. 

There are certain crnditions where an exemption is granted 
ira payment of .sYusetax to widows and chi3dren of shaheeds. 
Government servants 3iv;ing in their own houses are given 

certain rreiiors.. Pvors of Cantonment are also given 

concessi on's.
 

D- Private Land Development.
 

As far as priwve tr-,sactiors of land 4private land "-d 

leased land)l are rcrnrd there is no law prohibiting, 
buying and _.irig of pri'vate land to individuals who can 
afford to buy it. There is no l1imi tation on how much land a 
person is a !z ,ed tv o,. Hwever sale and purchase of 
land is reguiatp by C.a authorities. Since thern,.wment 


Cantonment Woard is :o' fMlhed by the military, it is not 
,concerned about ;-ovding m.echa'ni sms for private development 

wtithin its iurisdiction. We.did not find the Cantonment 
Board staff at a!l interested in providing any such process. 
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A- [NTRODUCT ION 

In 2990., the Rawalpindi Development Authority was 

established with ,qu.lifie6 staff to find Kays and means for 
the devep;ment of Ra alpindi city. The Rawaipindi 
Developent Authority IRDA) is heavily dependent on the 
developm.ent lands allocated to the MNAs and MPAs of the 
city. The RDT, havi ng no funds of their own, are now 
planning to coopra.te/encourage the private developers to 
establish housing schemes ire Ra.apindi. 

The RIA oper.ts ,diectly inder the control of Punjab
 

Provinci.al ir E'r,-. The Chairman of the RDA and his 
suppo; tin stnil ~E Judib-g Eng~ineers etc. are!P~r Town Planers., 

spsite b t:he Provinc~ ial Sovernjment and they receiv'e 
.,nf= Tros the Vvv.ini3- overnment for the development of 

Rawalpindi_.. ... is aso pnd--t the funds.. or development 

and they hv .,z trp own nnreual tudget of Rs. 50 million per 
anum. Wih Khoe fus, the-y have developed about 4.O0e:. 
kais of ?apt and sld to the pri.vate people for housing 
schemes. "hy have also Eostructed roads ard they are 
yj-arannign t ro.strurt a Ring Road around Rawalpindi. When 
thi F ad 15 russtu~ted, somp ma~-gmal land close to the 
ro~scs weoul we w liable for housing developmsenrt. 

B-- Master Play) 

T7h RDA is a . r u thority and it has only hadne 
Shp'3&lasb~ iMsta'r pyan to guide it in master plannring the 
Ci ty of pawalirnd. Dvewr the last two years the RDA has 
segt i .L jo,. several peripheral areas of the City that 
i t wishes to ,a-ster plan and develop. Much of the land in 
these area rvatel cwned by irdividuals or by the 102 
N ousngr, _,, 'es inr operation the Theresi- around city. has 
been i it.ie r.ir .over the develpment proposals of the 
so eaesn d thre is a need to bring these schemes within 
the p".annin - of the Authority. effectandi ont ro.l In 
paalpindi has a th-rty year old plan to wor: with and is 
rurreptly in.' the rz,ess Df updating that original mas ter 

planD 10T the twin~ Eities. 
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D-Pr ivate Development
 

at n00 anals land 
for the pr ivate develpers under .an scheme cal led Group 

Housing. RDA i:,ill-rM enter into a joint venture with 

7he RDA is planni;g to develop least K of 

,s to 

the two Group H-us-rng schenes.
 

A prospective Developer in the RDA area must fulfill the 

foi owing conditions: 

fi) proof of the awnership of the land; 

'iii) feasibility of ,iiater supply, roads, sewerage treatment 

etc..; 
iSi) the he,usirq scheme should fit into the town planning 

scheme :f the FDA, which they are inow prepar-ing; 

4 i v' the arrtgements by the private developers have to be 

; aci 'with agerocies the supply ofaorgerned for 
' I i.ties. 

Due to the paucity of fur.nds, the RDA is handicapped in the 

development of the hrsi'n schec es in Rawalpindi. Land in 

Rawaipindi is .about Rs 500,00'0 per acre and its. development 
as serviced plots requi.,res aobut 3.5 tims more funds (i.e. 

Rs. 1.75 milior, for development expenditure), the total 

cZost will be' RF '.E25 xillicn. 

To date, RDA have l-it vf abaut 02:* Housing Societies. The 

Irel iabi it a i opet Esnre Df the societies is being 

e;.camined. RDA -11_,zo t-ias a Iist of some areas adjacent to the 

planned Rirlg ..a .aru7ur,d Pa-ipindi. The RDA has developed 

sche;es for o- a-rid r. iddle i.oe shelter in Rawalpindi. 

lThese scheaes are, self-firarzirg. 

The RDA, at present, do -.-ot have any procedure and rules for 
bythe approval of nousing scheies which are either prepared 

. public sectr vaertor by private sector 'agency. They 

are rsowt ir the p,rces-_. of prepar-in : 3 Group Housirg Scheme 

,hich wi 11 .a. --w pr i va te sector to participate. The 

description of the iees as follows: 
i) Group Rtvusin Scheme is p]nned in 

-the v.acart area bounded by Islamabad Highway, I.3. 

Principal Roads and proposed first Rirg Road and area 

fallin.g in between G.T. Road, Attocle Oil Road up to 

Horga and Swan River. 

The larnd ,wi I be pur ose- acquired for the scheme ini ;) 
one cortiguous parcel easuring 50 I:anals to 300 

The scheaxe '.nill be prepared by a qualifiedarals. 

~own Pisr~~e,: reg.-stered with the RDA.
 

the scheme on prescribediii) The sponsor 'rill subit 
profor p.a ito be prepared by RDA) along with the 

Director, TownlreqruisitE documents and plans to the 
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iv) 	 The schee niii be approved by a Committee with the 

followngs mtem~bership: 

I ) 	 Die.rtor, T=rr Planning Convenor
 
2) 	 DirErtor, LD I EM 
3) 	 Director, TEF
 
4) 	 Director, Engineering;; and 
5) 	 Dirc'ctnr, htE 

v) 	 The Committee w]l submit the recommendations 
regardir:g a.prna2 of scheme or otherwise to the 
Director TEtr.erai, RDA for decision. 

vi) 	 The schEwe:'ill be'dee'loped in accordance with the
 
lay-cut plan, srvice.s plIan, approved by the Director
 
Geeral. 

vii) 	 After ,rofir a ioniv.ri-fication of the ownership 
documerbts by Director, LD & EM/LAC, RDA, in favor of 
the spci r, a public notice will be given at the 

expene of t.he sponsor far inviting public objection. 

viii) 	The spvnsvr "M i ortg._ 20O of the residential plots 
in f a .r of Rttk a per iort qe Deed to be executed by 
the DirectrT, LEs I EM as a guarantee for completion of 
dev'elpmnert ,work:s within the specified period. 

ix) 	 A public natice ,il be published in the press at the 
expense of sponsor regarding the mortgage of the 

plots. 

.) 	 The sponsor w')ill trarsfer to the RDA, free of cost,
 
the 16ano r 'aved for roads/streets, public buildings,
 
open space's arid graveyard as per transfer deed.
 

xi) 	 The eta p/ ,i.a!papers for registration deed will 

ve purchasedt-f by the sponsor who wi ll also bear all 

other i o i,,rta' expenses incl uding registration fee 

etc. 

xii) 	 The scheme ,ill have an independent water supply, 
sewerage sad municipal waste system duly confirmed by 

Local oty. gerc y/Depar tment/Author i ty concerned. 

xiii) 	The scheme i libe advertised after approval of lay 
out of building construction plans. 

xiv? The scheme must have accessibi ity from existing road 

of .nt. 1r,-, Th: t ' w idth. If the approach road is 

less than 50" then the sponsor will provide set bac ,: 

to mae it 50 'eet. FDoviever, the accessibility less 

than 3j~ fet wkill not wee accepted. 
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xv) 	 The 5c~a are wil to 1setd by a wall''Ae'~r boundary 
anrd haive orin'y an acess tv the existing~ abutting 
iroad. 

xvi) 	 The spo-s&oT w.' l submi t an uner-ting on Stamp Paper 
of appropriate yalo-i duly~attested by the Court is 
Tespec1t of accptanc~e uf above m~entioned conditions to 
the Authority. 

xvii) 	 The building plans willi1] be appiroved in accordance with 
the RDA Building Regulations, 1992. 

XV00)Th SPrOrSr Wil S.ubiit a Certificate for use Of the 
graveyard :i'tain-d by the local body concerned or he 

wilpoite 20%'Df the area~outside the premises of 
Broup ,usr fo- the purpose. 

mix) 	The possession of constructed houses wi ll be delivered 
after cumpletion certificate is issued by the RDA. 

xx) 	 The fo l ir g fee/Charges Will be paid by the sponsor 
to RDA: 

a) Security fee of documents -Rs. 1OOO0/­
b) Appr vaAl of layout plan -Rs. 2,000/­

per Kanal 
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RAWALPINDI DEVELOPMENT AUTHORITY
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A- Introduction.
 

Lahore is an old cSty. HJistorically, the city has developed
 

with no modern town planning concept. The obvious example
 

of this physic l development is the Walled City which is 

still present indicating the historical deve-lopment. 
Prom.inent signrs markb the vari~oujs gates, such as the Lohari 
Sate, K~ashmiri Sate, phati sate, etc. 

Lahore, over the last forty years, has greatly expanded due 
to the establi shenrt vi manufacturin~g units in the towns of 
Theih~hupura and KCal ashah K(aku. Mfost of the wrkI force 
employed in these unit areas reside in a numbar of new 

Lahore subuarbe. 7he Lahore Development Authority cLDA)h had 

tried to Mssneirining; Some order in the physical expansion of 
the city by pla~nnin; an inrfrastructure system i.e. sewerage 
and water supply trunk s Istept. Mr coEver, theToads planning 

of the city pciided a rougch guidel ine for the location of 

housing societies in: lupding the.- atchS badies. So far it 

"as p ssble on account of invovemet of the public sector 
welcipaen, land, fin land thich provided state financi 

support and ?egal authority 'lr the acquisitiorn of land 

under 3 Art The main bereficiar sc were the public 

sector offhirci who famed rules and regulations for the 
*distributions nf hr. .ingi plots which "are tilted in their 

fav3or. Drtn rhis per._ thpv'iate sector was kept out 
as a matter of "'aIiEY. 

The thirnkirng vf eveipment along a'idern lines was takern up 
by the Lahore Develop.ent Auth olr at in 196d'. At present, 

the physical endinfrastructure development of the city of 

Laware is contrDned by three organiat ions. They are as 

fol loa.:
 

1) Lahore M~etroposlitan Corporation QLMC) 

2) Lahore Cantonmruent .ard ,tDE!) 
3) LanQre Levelvtpmerst Authority iLDA) 

B- The Lahore Municipal Corporation.
 

The Lahoere Mes~r Pu~liter: EDorPativo is only concerned with 

an area of 403 squrare kilometers in the main city, and it 

has control over housing specifications, $rnprovement and 

.rIeplacement nV .T houses ant elated problems of 

ifrBastrucEture. ut the Corporation has the authority to 

levy property taes etc., and maintain infrastructure and 

provide municipal services, i.e., removal of garbage, 
keeping the sessr age 6rains c lean: and the c leaning of roads 
etc. This Irefsaniructure raintpnsrvce is restricted mainly to 

the Dld City v! Lshcre. The Municipal Corporation has no 
land for 6evalmp~ert. 3t is limited to regulating the' 

in its
specrivcaetsrt end building construction 
juri~sdiction. 
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C- The Lahore Cantonment Board.
 

The Lahore CanEnten - t-pera.kes under the Federal 
Cantooment At:-. The rules and regulat ions are sii i [at to 
these in Raalindi. it has notified the areas which are 
under the r , and it is responsible theCr2t. Stoa'"Vr for 

deve[opment at infast-cture 
i.e., reads, water supply,
sewerahoe etc- to h~ve lookad _ore closely at the rate of the 
Catnment Board.,pal.indi than at the one in Lahore.in 
They hae sinil.r- po rs_. d eve lop land for housing within 
their jursdini'r" aE'h exclusiveay for their own Miitary 
personnel. .nthis regard, .sustant al areas h beenuave 

dievetoped by the La~hore Cntonment Board. To date the Board
 
has ntot ailewniprivate dieveEopsmer of housingq within its 

D- The Lahore Develop~ient 'nuthority.
 

Of the th~ree S;'e FIe5 the Lahore De)velopment Authority is 
the unr ic~h exercise the mos-t pow~er and authority over 
the evelopmert in the urbanize2d area of Lahore. 

LDA, has .:juiicin on an area of about 2,~000 square' 
kjometrss ,h i ni. ae the areas of Lahore, Sheikhupura,rr 

Gu.jnw, a, ',r 2d,:, Bhi Kher.o and the areas up to the 
Iniian Borde'r t",wp~d Waah 

The ,ar devel,. ,,.r of the ,itys"physical planning is the 
re,--,n.y . o-.f L;4. The Authority has three main 

. "
 d.e€_a' tawnt,_ .:.; Ho~usin ..r,,: a. nn n 
.. : rg and: _ P'3 ._a DepartLment ;
 

R3 Rcan 7rn-"- Deatet and 3)i Water and Sanitation 

- r -, consists a! Chairm is Chief
hor ....._.. who the 
Kiise r0 Ite*~ parlah, J>.. Ch~m a %3-tmVic n 


Di,,-tor e,-'"- a three depar tments are assisted by
uit r-i tczr" r:ri. comp:.,ing the Authority. The 

Lo,,r,- th" L,,th:rity are dt.eleg.ated thrnugh an Act, to 
-eve.
e m..emrs zonsisti:r of the Chief Minister as Chairmian, 

four nirste_ o.f the Pujr3.,ab Provinc~a! Sovernment and the 
S-ec.retaries of Housin-g I. Physi cal Plarnir, Firance, Local 
Soerre.ret . a ning & [eve, nr. Depar tmern, the Lord 
Mayor of Lahore, the DTirector Seneral, Housing & Physical 
Plann.ng, LDA, fvur members of the Provircial 
Assembyi't raj A:ssembly and the Chairen of the District 

Conils1. Thu ongp vi the Authvr ity is approved. by the 
Charm~an or th Dixectvr Bevreral-

Accordng to the 19I Housing Census, the housing population 
Df Lahvr' was 44{KODO units indicating a shorjtage of 130,000 
units. 3t is estimated that urtil the year 2000, -the 
shortage of Nuses will be abut 200,00, allowing six 
persons per houe. The present housing situation in Lahore 
is that 30% of the houses are one room, 30% of the houses 

are twn rovsT ard the rem,:airing 0 of the houses are three 

51 BEST AVAILABLE COPY 

http:Plann.ng


rooms and ab-vve. Pbout 30% of the houses are 33 years old 
or sTre. 

All the agenzies i.e., LDA, Housing & Physical Planning 

DepartI erot of the Provincial Government, LMC, and the 

Private Copertive Housi g Societies are planning to have 

houses in the fovllowng Order: 1/3 for low income, 2/3 for 

middle income, and 1/3 for high-midd]e and high income 

groups. 

LDA has site and service _.rheojas which operate in the 

fol owing Manner. First of all, it acquires the land, 

develops the lDanh, and then sells the plots. 90% of the 
plots are 2WU square mters and the remaining are in the 
range of 70 to .rh2" square meters '13 Marla or less). At 
present, LDA has no pro~ects of this :ind. 

Act repealed in 19B5 and since 
then, it nas OiCDLote Q:m3 st iwpossi5be to acquire land from 

landowners due so the long draw-out ]egai process as' 
.rcevided in tte ID94 Land Acqluisitiorn Act. Hence, LDA ha= 

eveloped a rn ,nethed in which they get the landowners to 

sel !.and to the Authority at current prices subject to the 

roatd tions that of 3 a]llotted 

lThe i973 Lard CrqiU oEn-Q. was 

WK'X the developed plots will be 
to landowners, nd the remaimnn 70% of the plots will be 

allotted accorfing to the follewinq procedure: 

0% for t.w general public by ballot, 35% for the 

Armed F.rces, £9% fr S.e-rnment Servants having a 
service of i) 'yearsor more, 0X for the Chief Minister 

and Govero- 5 ftr those disabled or destitute, 3% 

for LDA epicyees, r2, for sts/scholars, 2iourral2% for 
judges nd on for artists 

it is sign~ificant to 'te that IDA only provides plots and 
is not interested! i the ,cnstruction of houses. LDA in the 

past has tried .juirnt .' entures with the private sector for 

the constructionD of houses for a few years, but these 
f aciIities were mi suses. However, LDA is open to enter into 

zontrarcts with private devel-pers if they possess land, and 
in that case, .;Sint ventures would be possible. LDA is 

hopeful that its participation with private parties will 

Provide the fo iaiin benefits, 

iW The cconf~indee in the minds 'of the people to 
houses and provide advances to thepurch_-_se


,develspers
 

Wii Havi r; nii. in the parties, the houses will"dze 
be suitL ui-:y and the iturnover of capital will 

be greater 

ijji The d_,e2oyers pwill fetch good prices for the houses
 

to the firnancial cooperatives scandal, the.At present, Any 
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cIwt is xi3c! d Iedi. hA& as- this pr ob 1eow s solved, 
the-e wi 11 be parties woui-Od approach LDA for the 

three are very te.en.,nede.elvprrent ;n at prescnt 

of ath ' - £ frc..... , t. t t as slowed do,,win due to the 

.zoCpre -at"iv=e H Y E,..the ., two parties have 500 and 
d ' ey e impoeaen ted indue 

course
 

Silum pro jects. 5ccOn :--T LEfur ' rDiertc is to deal wi-th 
tree-an Lrio itiratask; talken !iup boy IDA i 

s::, 	 of wa tro t n-', r .," ',- n. L r, . l .. ..... p-
9. ; £ysts~,t r rnn~lec tr i1ty, SUi gas Ltc. 

.r-e 	 9'v5, ". . mba,, out ofhich,£_20 have been 
,, ,,nprvve' :mjn ,ity .: the ua] of 

E LaMh~qtisitor)7h-e.t-. ofi9 3 Dnrtr~&of is also takeenFlat Construct ion. flats 

h p:; - ' : -'. c :, n : , priv sectto . T e-,ast,, e are 
I t zoo c- r " d R--ns 4 to 5 stories and 9 to 

3h D,- si th'e I ne provided ithoie T:th tE.a 's wi 
, Et,fItsBp......E-Ipvr a, t ia ih Ex,I fIat t I g t t-wo-. aere,- - T 1-1 rh e D,-.- rarvgete r osfro.a ie.v - bedrooms99, ato Tese s* 'i SII 
j, trI-,oC- en:"rD- 7r Vir1, E-:eTdr zcest of two be drox: 

" ts an ,iI SE t E'rriEr t e1 e .1,:s t .. s -- D 5 llion,
 
irnd , b" lts I,,' Cs upto. 3o mil 1ion. Thi s
 ttee tf-ri'f 

,,,Jte ati --nn by t-he LIDA . The f1I atsrvJ-e t ,tr 

131 "e sor ,' -f ,ing;.ro r.ubli ihe ire the nespapers on 

E- Land Acquisi.tior Art of 1973-
The, LvcKIkuLitr11 Dr 'z .Rf Pa p-,Ii rcdJ. L a hnre and I s Iafoabad 
Ftrcti Ct Sea an,.d e rsgu,'- '- rewade u.nder the Pct 

Jf thee9 Eitec-ptiJc, n th Ef per iod between 1973 and 
39D5 wenr theLn Ac 1;u 1i t1ion A: t Of 1973 was in Oper at ion.-

Df f i:er of th~seU'~iqnH--o t - k R77- : ,~Bth-e, L~n 'zqquisit iv 

L .a, A4 u t t:hr , A h pi.4nv-rsf. the 'd olectore 

e Isp5 tt~-p or uorAIes have ben in a difficult 

ita 1cr jter -rj, rd u-h.ir the, Act Df 1994 because 

the prBESredUr -C i r That t t.IaBEs T)sst 

flfe r ni a ;. Iiere orf landel. As a-- result of 

this5, the Iocal r sa C jr ot pucaigland6 fron the 

I ari, nr at c trens-r e pri~ces,. At the =a-etce te 

a-re enrouragii-; p~rf"t deveel persB to, purchase land f rom 

the I anr-Tl D4rrs:, Rirt th-E-se L-vcal A1uthr I t;4es permit themr to 

oostruc t r vae rr for sale to *h-E rgoneral public. 

5s. a 1 so aiimln f-rom the landowniers at c ur-rentIDA 
the 	 onito that 30% of the developed~tret prices with 

Plots- w itl be? z. pro to; the lan'dne rfor their Own use, 
i .e.to cOns t-r 'c t t~'ssfo sa11e o r f Or aselling the 
devyelope-d plots. tdrthe Land Acuisition Act of 1894 the 

re-ord of ila rndj rijghts are full1 11y r egi1ster ed by the 
s cal led Jan--Ratwar i j'1,-q~hs dar. Ths pirocess 

a~n~ in dpi ate ad -shc* s by "hemi thebandi it is 
lan~rd is 'heid as:- own~~eT ,vr avrtigapee at the end of the 

agricultural an'b wo t'a Cearutivated irn th-& 
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Kharif ar." Rabi harvest of that year. One copy has to be 

filed in the tehail by the ?th of September, and the other 

ShoUlM e Tetsirze by the Patwari. A sim~ilar situation of 
landreg sratiIs prevalent ina areas control led by the 
£.artornment Wrdst in the cities of Lahore and Rawalpindi. 
All the iebr -- ' a, po.perty bas to toe registered under the 

C.artooert .Aw 21 32.4. !eDwr," the details are avail able 

as how tc regist~er the Cantornent property under the 
Pak-istan £arrtvoroe Prope'rty Rulses , 1957.. 

li,0h eraj 2 to _"',s r, L k.-- i s i t on Ac t of S73 was 
repealeat be-- am.e very difficult for the LDA to acquire 

land unr , the _ :rn n3 _. t o At t of .J94 as it had nospo 

furds to acquirc' an current ,,ar',_et prices. Under these 

circr!:st-,a r :e" .j0: to invite private sector in 
housi ,g pr - e i ther -11C ing the private developer to 
dewplop ias ni r-st~rf husin unri ts as per demcand of 

, , . rr r joint 'ture i th L There 

wiere instancesm nter the~ pri"vate cdevel oper nad developed 
land arnd construcrted housing colonies in Lahore, but there 

is ~ ~ n ~noea__V 1 far. 

it s r n p, -:e- W,.t. r venD th. A. 

~ ~ i!tvnues 

F- Land Registration. 
The registration of lat iota Lhore has been available for 
the last ,t ears. ZDue to the operation of the Land 

Acquisition Pct of 1E894 in the rural areas-, most of Lahore 
.,Sas ,cmooete zrmaship records. The systems under the Act..

provides that xqvr rultufral land cannet be Put to MnY Other 
use withrout* 4-- r .asi.. of the owner, or if i t is 

% use must be foracqulre6 bth '.-, erat iits 
roonar o--' ccustrructior, of industry orIttlptu-' i.e., 

uses etc. 1', t ,SeS, landlords have- donated the la-­
to the' Dnrwers. to~t tr naiters have not been tmade to them, 
and the Dwrersh'p Tights still rest wnith the landowners. 3n 

the case of the ,v.,rker dr the reverts bac: to theieath, land 
I andmre; s-uch recrr's oave usen avai lable for the last 40 
years­

- .In th.e u rba. are :nhi-t consist ot some areas of original 
areas uf the city whichaqricujtural lo-d and the .:etraj 

Nere built ap * tte owr ship of the land has not been 
updated a.d is rt available. But such cases constitute 

vnly £co. of the o-.se ina the city. However, the 
4owtr~er=hip!.eg:t_:.r-+.; ,N r, the houses/la'd can be deterimined 

i) Present ,n.r-snip ran be deterooired by presenting the 

thr I..record by o .er His zlam, is publicized in the 

newspapers, and If there are no claims, then the 
vwnership of the +and/house is registered in the name 

of the .vrer 
i) The owner ,i the hcase, ,h.a has lived there for a long 

timre, ca, SpteFfmintC its ownership by providing a 
Member of the Provinrcial Assenly,certificate fran, a 

:,.,a tho ,hf-'rR of the District Council. Certificates 
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should be :oeunter ,inedby a "lember of the National 

ossembly. f ownership is determined on the basis of 
an affidTavit :ertifVing that no litigation on the 
propewrty in in the Courts, a certificate has to be 
,obtaine frm the 3udge. in cases wthere the property 
is V.ned by a jai n,, then the affidavit has to be 
courtersqn ny a EDistrijet 2ffYizer and by a Peumber of 

4
the Uation ~'r.-. y 

G- Land Development
 

The lard feyevwastn' nvrnss in Lahore is very 5similar to 
the prcess use, y the EDP ir Islamabad and the RDA in 
Rawaindi. iThe poces- has been ,developed for the 

-a,,-Puthority tc e1 !ac, nd Provide serviced plots on the 
lar6.~ ~ Ei~ 3 eee,a'nd recently inilmbd Rawalpindi,

the Tv- w,- vainlny a 2Dcatad governmentH,;e are to 

empvryees. Past e ripr- enre raE indicatet that the pace of 
developmsent, frer pwo.uct- where government has provided the 

service6 pl'otsi sa arl any sctemp which is 20 years old 
rormal ly has al-y 2M0h of it_ houses constructed on the 

developed plots. The publ-ic e: .;pvJyee owerc of the plots 
usually keep the plots un-constructeA for speculation 
jurp'oses because they fetch better prices than constructed 
houses. Arttt p~be is that individuals who want to own 
a house arep nvt fail iar w'ith the procedure of obtaining 
lans from 3-MFEDans etc.­

in Lahore, st ate lIand is hardly avai labie, and if it is, 
then it is in o'ny small' pleLes. Miostly, private land is 
vwnrc by smlr§' 31J ),lLi!~1.; in the ease of private land, iV 
it is corvetr'-D into a ou injg Schere. either by the 
landlord or by a developer, then he has to prove that area 
is ]ocatej .uricte,.O, 'of LDA. He applies for 

percissivn to *velop th-at aarea for housing purposes, then 

LDA grants the Permission withir 3 months'. After the 

permission has been .r.arted, the housirng scheme plan is 
submitted fO sppvvaj! .and it is szr:tvoned very quickly. 

i~e did pot go intv det.iJ vn rhe land development process in 
largeLahore becase there s litle land avai lable for 

scale pr iva'te :nltp~ar 3n Rawalpindi and 3slamabad 

there is stillI a gjreat deal Of vacant land suitable for 
public ant pr iv~aye dveomr 

H- Private Sector Land Development. 
There is no pr.cess in pjace vhich er~curages private land 

i i c eted pr i vate sector landdevelapment. As 6id above 
devel pMent is further hap ed by the fact that most of the 

iremainirrg lard in the Urban area of Lawore is in small bits 
and pieces and is rot suitable for cosolidation into large 

housing tracts. 7he LtDAi is planning a large number of 

higher density flat developments ithin the city . The 

55 BEST AVAILABLE COPY 



private sector can enter into the 1130 housing schezes 

cons.isting of ab 30,565 flats, 11T devec.peent. There is 
another hattr nj of 5rh)e~ mes which Hill provide about AO V0b 

flats whicht arwe in the Pilaning stage, although the 
implemxentation bas,been postponed due to shortage of funds. 

The .flats wil b' sold at current prices and the schemes 

hl,I NThtL'n, the neat 5 to 6 ve s. 

IDA does. r' . ow pr ivate developers to provide on site 
Imptrovemxents. &ur% as 'FOait. water an~d sener, electricity ans 
phone line rrrt5. by the Authority at a Arhes 

cost to .re , re yvw ve, tv get any of these 
services pror-,1nyn in4 I r-reiy fashion the appropriate 

fficials must__ rassnd the costs to higherbe "P... much 
1than u t tty ra I1 the on site development were 

provided by~ t developer himself - This has greatly. 
discourged Prvate' development within the jurisdiction of 

L.iDt"-u.h o.f the available land already developed the .Dh 

should rav 'e assstnrz e, private develpers so that the 
,er:.'a , a... In the urtan area of Lahore can be 
efficiently r..s'._elow'd. W-e f-un, nothing but distrust and 

uspisin of the p-rvate sector wher we interviewed IDA 
officials5. 

I- ]nfrastructure Development-


According to the recent rules, IDA prov5des the se~vices 
C155.cigr planms to be cleared by i!WAPDA for the electrical 
Supply, and ' Tor the 'water supply and sewerage.with A 
L.DA's role star~ -hen the private developer obtains the 

permission efu to atarve, and then the area is 
!-": -t priaMr for the private developers torFl,: i s 


t 
nns njtv an agtrew wi th IDA for the provision Of
 
:nfaz~rutcrEop a t tur-khey basis", as IDA follows all the 

specifications of W'APDA, YIMEA, etc. 

r' pr developers their 


ar arem~rVtDfT the Pr ov ssian of infrastructure, but
 

prrblss ,.p-1op gn h people of the area complaired.
 

-revivuly " -,te made own
 

LISA has a' pla -ir' - water supply and sewerage system 

under a -'OO Rhc s b~een developed theTtvm .x'2W5 with 

assi~taorsa!EnuWaoA an. These systems are now, 
Ls nrthern part of the city is 

concerned, znrit is being extenrded to the south. This"now 

*te ,. ilinki with 

,ater suppl an aeweraqe within the Trunk System. The cost 
of this arragmn i''-'rs Rs. 7 , Ibf per HKanal, or Rs. 260) per. 
sjare meter Thwe main problem in Lahore is to develop open 

spaces which n' disapnpear ing due to development. Uates is 
avtail able !7 rrbpivre and can be supplied to airs area in 
Lahore'. 

sst,, atk, al pivat developers to up the
 

Pt present, 'he r of development per Karal about 460cost 
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square Meters) is5 about Rs. £100tC0O. This development 
inclu'ies roads, water supply, sewerage, electricity, Sui gas 
and open spaces for parks and gardens. 

LDA is tryirg to t vate people to construct houses under 
the Ahv-Wm 'e oi nt t'entu e atchemses and as explained 
above, plan th_ vertical developmtent of Labore because spare 
is byco&min g scarce in the ci ty. LD has rules and 
rejuistions ifor the .epprv.E' of housing schemes, as well as 
o'f invdvdl2 U-ttcuses, bot they are not available in printed 
form becauSe these r230 srE' fl.hr t. rha-e so frequently 
that updatitng SE rt ::nEE1le'. 
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A- INTR(DOUTr[QN. 

8-e stud., am:s t o d:vc ~m erntt th nd accui si-ti1on 
procress ir: the Ftu5rvjabr ant to determine%_ how the land 
acquisition prcess, im,* acts on lamid development anud planning 
at the -11r'oui-pal l'e.tel It is clear that there is an 

elaborate system ir ic'tv I-u~e It outdated, 

'r =-i r:r esb l -a 

and. is 
b ure a aI r a c Arerscme,~ and! often takes many years to 
reso Ive i ri!i lriss-ies. As a result it is5 a majior!Ent~a 

4iedment r-4s~-r.hrntplannvring anrd land development in 
va r anr-t ar-:as te'rbanf-ritid centers to -accommodate rapid 
gjrorth in flpiA.s &ersnert3!andl 1ihas been acquired by 
go)vernnt 11Db thas for benefititu25sbeenri ainply the Of 
gover-acert ep'ee.. and there has been little land acquired 
by go.er nmet sU5rW. hins ubsequerjtly been mtade availtble to 

the: :;elflTiral - ­

s the urbanr. ceters cLrtine to grow the goverw.ent is 
nettiro i nc eaiml y aware of the inadequacy of its 

po I rcIes f-r pvi sio.Lro f land to the private sec-tor. We 
have bee.ri app~:E,z i hed by the Ra,'Ppidi Development Authority 
ask ing th'* we urrcrtaJe a demonstration project aimoed at 
a ,cqirigA trac:t land, techni cal- I=nrne o1r providing 
.ass- stanm-e r d pr of ::qcapital m.arPet financial 
packan)E tv 'i'r'ECIz the aTsei~woni.nfrastructure, andf 


t 4:&. ELs -tstsa pro~gram by the land 
Could ter : -. d -t .,arlt 't.a1ue to private sector 

tO t vtc- FT.4 which 

deto Isp: ~2 unit sub.6i , si ons, accordingaflrsi. 'Icmujlti 

',t.oR'~D.b 5i ,p entirer,-' prrcess corti res to depend 
a . a:d use authorities to acquire and 

,zornavic&'a. i.,frE ijr re the- lan.rd. is secoDnd!vsr ur tc Ther e a 

-pprochr ,,, Er-Ia ol If ,orpolicy
be ow ed ma reforms 

. rdters .' L ='rjrrd app,,,roach is to rationalize the 
* - .,D,-.r titling,. registration transfer., . limr.tfl and 

-:fS .. 1reryl-b.,. private sectir ireal estate.l 

:7tirk z ar:) n and cheap transfer of landa1p~--rapid 

t I' , -t.--tit.tc and transfer is the same in all 
_the sd ,.tisirr cr_.,ao ab*ove. Pakistan does have a 

e,_iIs level en nc. vf record k'eeping for the purposes, of 

Trr' lertion - - ,viich as developed theirrt,,,e during 
irri. mustPtu,,hal .er tite docmnts r., be registered under 

the L.r:d R"e 'tra1; .d of 111 00. Failure to register any 
Dcueit t. maele,a,'.:e .'ent legally ineffective under the 

Laind Reistr'i-, t. t.S p dutie-, high land transfer and 
landre's tat&r VC2'ET ant;. rcllateral wealth tax liabilities 

alave r .r i.n, r ag ; "rv properaili 7s,. raj f_=a.ctors di sc ou the 

rpcordirvq of!ad tanat"n in ncaki,4stan. This in turn has
creatd a s",*" h etreel,e inaccurate, co.fusing, 

subject to' frud an ry diffTicrult to wo'mrk with. i n leqial 
proc_ eed i rns. 
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0- CIMIRENT HOUSULG ACCESS. 

BeW.~ ane ihac Itterpte tic, flcribe the major segments of 

the poul±ationc .and their access. to l.and and hous in. 

Urban poor. !L.rd Grabbers ta::e gavernment d on the edges 
of the urbano :rEs. and i lAe ly subdivide and sell off the 
lut ant elrts to the vocrey cl aksses of people. Ma y of 
,hese fa& 21 h.trave r"e-t imigrated to the urban areas 
lIooking fiTr =p,w41 - n . ouni ties. These families pay 
trvee V-or crzn yeesa;' .p-eel ifor twerty foot by twenty footeif 


pieg-t off land. Tfhey squa't or' 'he gvernment land illegal ly 
and tui d Acres irL tte,' gcjru up as money and materials 

ere avai,, be. .his b has ,s a fairly efficient informal 
rvae' sector- h.as provided - geat deal of lower cost 
hene hp v the fri nges of the urban areas,r,'e-5tay 

especially ir har$echh. HCowr-ever, it does not provide 
adequate inft-rtrtuL're w~hich only comes after the informal 
commnit 4 yy eta'ns to pAnit wehere is can exerc .se some-e'p the 
polrijtical husclra nd get the loc" council lr to address the 
problems of n electricity and inadequate water supply, 
loads, etc.. 

Governtect epl.yees- A second largje group of people are the 

governmoent e:3, iinyes w&s are for the mst part all oca ted 
plots or flats depyrdin; upon grade and connections. This 
is tre eajnr source vr ftmvse ,buili.n activity in Lahore, 
Raw'alpird ar.Dsismat. M ost larger scale, serviced plot 
JeVel nsent in tte urban areas has been for the benefit of 
this rovup. 

Private sector. The third group iexcluding a small 
per entage of wealthy Pakistanis rho can afford to purchase 
land at marki~et Tate's and also hav'e the money to builId a home 
vn the larndi is the private sector workbers, artisans, 
shopk'eeper, and. prnfessional classes The vast majority of 
urban employed Pak'istani ~s com'prise the remainder of the 
private sectvr. Thew m~idle income professionals and 
shopkeepers also htave. soze apprtunities to own property. 
M'ith the helip of family and friends they are often able to 
finance the puyrchse of a plot of land and then build on the 
land when time and resources al low. Urban laborers and 
rural agl icul t uiral swrkers malke 'up the remainder of the 
private sector anti the, haves little or no access to land 
except thrvuh the squatter process described above or on 
land owned by their landlord. 

C- CITIBANK EXPERIENCE. 

Due to the Sigh cost of stamp duty tax and Corpration tax 
most land, transactions are not legally registered in 
P'ak'istarn today. in somp areas power of alttorney is used, K 
oher areas. alvtmet letters areused, and in manycases -a 

sales agreemeal whichI is root registpred is the only prove Of 
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the tansactics This of crourse has no liegal standing in 
the Lourts. Below we decribe to the current system is 
being~ circumvanew dues to thea higjh traction costs 

svi in e'stabl ishing~ legal titlie in Pahistan. Wie have 
used Citibank: :Rjn.in Finan~e' Comany o-f Lahore as an 
exml of ithe~ pro m in land titling~ and! transfer that 

seem to be preval-' ___ gns h cuty 

I.. Ready Property-. This is a pprty with the house 
comleted an ed v cocrupay. Ctbank is proposin~g to 
loan up to60 of the tcrtal land iprovement 1house) 
vav u~p to a waia la f 2,0,0 rupees.~ They will~ 
allow the hVrV~er to us up tD 50o:rf hi ss her or co­
torTrowpr s. unt verifiable inre to pay' the monthliy 
instal~snt co; tha !can!.
 

2. Unyder Constr-uction. This is a property whereo the 
borower ba clao t itl~e to the land and wants Cit ibank: to 
finance the u:to of .a hom~e on the land. This is the 
mai product line by which-Cit ibank may be Able to compLete 
a s ig~i f itcart nrumbe. of bw~o~:ing;s Ci t ibank has 22 pendiiing 
aplcaions for Und-er- tio Loans. Mlany of these 

loans are fro mul ti-unit sutd iv isions cvnrent Ly Under 
costuction bt. v areu doevelopers in Lahore. Cit ibank: wittI 

lon p to 60 of~ the 2taai ipraveent w'azue (houise but 
not tandf afr the preperty U:p to a mLaximu leaan off 2,000,000cM 
rues Sam to afu net incae c:an be used to service th'' 

3. Under Crnxruction-With Land Financing. Same as above 
wi~th the financing of thln p rchase as part of the 
tlr ansac t i on anti Mor tge. it has not been possible for 
fi tibank: to i-r'vk ou~t a proram M'~ich willi all]ow themn to 
finance the pucase of Iiapd 3n effect, this product has 
been Dffered but can rot he *tJiZ ve~red to the c'ustomer due to 
the ec essive T'ess and the p blems 5uTroundinf liegal title 
to land. Foliawing are suse of the ifees inv'olved and how 
they apply in vaTivus Biutions. 7he fee's/tax~es mentioned 
heo also apply~ to Ready Property. The criteria is when 
land or cmpleted 1ouse is bought from a third party, these 
rates are applicable. 

D- HIGH TRANSALJION COSTS. 

The current sytem with its high transaction costs is 
crippliing the 3Iand1 develiopm~ent process in Pakistan and will 
coptinue to do so as lon as the high transaction costs 
Iremain in plce As a first step governmsent could liower the 
transaction cost involved in liand registration and transfer. 
A formal Jian6~ titlJing systemwJill require a locner term~ 
effort but the diologue on this issue shoulid commonce 
iradin~ tel y. 

A lo cost 21and transfer and registration system~ is a 
necessary first step lor the establiishment of a strong 
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for mal pr ivate' sectow tlousi ng irndkltstr y irn PaL: istan. I rdeec4, 
such *a syste' is a necess:,ityTor ,aling the legal system 
mo re ef f e t i ye a - , r esporos iye arid uou 1d have a posi t ive 

effect o r3 *-c'rienrt,, anti t he2 coU t ry'c ecoVn om y. For 
govier rment, i t f* pcudDv a:d IIT rm bas-s for collecting 

!pt eajI t h t ax asrL.keE-.1i - as .i -d , ";E.r,e. For the econoVmy , it 
ian1d be beueIrial to E7lI!aEr e-as ovf l and development, 
inclE ','uding ;nia1ri LI er ccwstZ-cmFje-iala - dev.,elo0pmenat, as ttke1i as 

-i-r": E.~j L nt d! tht-e i prov -lnents on- l and 
effect the JIr' e~S *VDs-t cift p.ePee on a dailIy basi1s.-

Regul r~ r um vr4 'cn in I Euflr! registrationr, transfer and 
tili~ nac tiatE the creati on of neI w th and 

deelpmntiri - kb 

E- VALUATION TABLES. 
r an-,er l.ar.jlyThe ci -r.ct are hi gh, aoss bec ause of 

,gove; ,rnent t -;,e to be. d pF,It te id in the form of 
r eqi s trat irt n~gs ~ '" u anti the lecalI gover nment 
properfty transtfe;T fe .rj th-e- punir,,ab this comes to 12.5-A of 
the value o'f th. tr.ansac-tn. The value of the transaction 

re.feirsl,y. ta 1T1 th5ere are' iuspo,,'ments on the land a 
=epa-Lrate vuehsto tbe prr-evided. To bring some measure of 
: erDi nt D.C the f i d xaltut-ation the Tax peopleto 
and the =_al.:p ,o ri> ,yavei r., st o s established sta ap 

auty! .rater 'oa or~ofPe propert y (residential 

terc alI, -. r e !n town/c ity. eiseq:i I s.ft a a Th 
estab I i Oes a i r-- ;. es2 pri C Peper marTIa-z', cal led the 

Y~alatinTb>.~Thcb 'acaesthebasis5 for determining the 

-lF aa.le the Art 
I S3 l~5rtE~dIn~1Et. n the were 

To #crcsliefarr -e t-e Stamp of 

E o 3 rates increased 

b-, _ d mau.,.sed,16, E been again in 1992. 
n-t.EYuT. * ,e in the. Valuation Tables is much 

irr r tharo ttP a~l rtstaleof the land. The system 
Sces ot mr- j~ c~tinof landi values in the 

by Districtreova-'rid rtl unilati1orS Ic 
f.1 i i, a., cas::es the- form6TalI ., a I:n alIlowed 

tn :7 tlvvle andl providedl lower tax 

F- PRDVJINCIAL IAXES. 

lan reit ion 
atase. Lnthe avr eg ate i t is a very substantial 
Eeo.4tedsusteta.Xes a-ssoi:ateCI ItD-th 

arost. p-fe 

Stamp Duty required to r-egister laind in puniab- This fee is 
1W of the va. uiFheath land. !n the Put -ab the oen'nn 

hasa aicar~*v~ten t~rI.&Th LWh chpro.vides the larld vaLue­
in ~ ~ ~~ho ,rne As3 diisr-uc-ced hi~ ar:a d itfee h above, 


ra . ZstsE valv.OSe L-ar t ioans in ost
-=y124 thne for tsac 

ur,-ban ,areas.
 

BEST AVAILABLE COPY 

62
 



Comercial Ban "cust mres' are charged only 1% stamp duty 

on a land title transaction. Honuse EBuilding Finance 
Corporaior: ltKEFC;' has been gi~ven the samne status for its 
housing lvans. 'YewHousing F inrance Companies (I-FCOs) do not 
have this tax break,. HEC"s want both the buyer and seller in 

a land trarnsacti~on to be decl1ared a ""custom~er" for all land 
transact i ns whi ch are cIearl1,,,,ade for purposes of housing 

fi.rarrre. 7his ,ul the to theu allow seller transfer 

property hirpztJ& t* the AFC who c.ould hold title to the 
property during the ter - nf the,nrtgage. Once the mortgage 

is paid off the NFL ,'culdi tr'nser the property to the 

buyer/borroer-. Zrith t.r.rsactiro could then be undert ken 

at a reasonable 1% fee-rather than the exorbitant H0% 
currently in fDr~e for title transfers. 

Corporation Tax. This is a tax of 2.5% of the value of the 

land which the Vrban Devseiopment Authorities charge to 

officially register a sales deed changing the title to land 
in their urban jurl sdit t ,ns.This lee must be paid in 

conjunction with the Stamp Duty described in 0) above. 

Therefore, a mrinimumt' af T?.5% of the land value is charged 

to legaly transfer and publicly register the title. HFC 

.awyer. are i im2irng on legal title, as a precondition for 

a ortugage lvan. Payin; Starp Duty and Cornoration Fees 

constitutes the best method for obtaining legal title in the 

Pun jab.-

Capital Value Tax. This is a 5% 'ealth tax on tWe 

transaction. The 5% w~ealthb tax only applies to Uon-Assessees 
jpevple wh= are'not officially Tegistered as incomie tax 
payers). However, the gover'nment indicatesd that the 5% 
Capital Val'ze Tax applie_ to all land transactions, but that 

the governmsrent has nct been ersiroclng the collection of the 
tan. on ,egistered tax payers - they have only been 

:01 1ec.tigi fir n .or--assees- The government policy on 

this tax needs ¢. be clarified. This unrertainty provides 

greater risk, f or Nvsi,,gho' ,oritgage lending.
 

Excise Levy. This is a 2M tax on housing construction 

valued over 5G06-'rupees. There is some confusion as to 

whether this applies to all housing constructiori over a 

cerlairn value STr -elef-constructed units 4by individuals) are 

exempt fTrcs' .,is Devel pers" construction of muiti-unitt tax. 

subdivisins is sob.ject to the tax. 

6- TAX EVASION. 

~rfortuna&iy,, x:othirrg is straight forward ,when you are 

tal:ing.about lad trarsactiows in P.ak:istan. Every area has 

its own - practices. In example,ru as-ad Lahore for there 

are several eiifrent areas ircluding the LDA, Punicipal 

Corporatien ales, Cantorent oard area, several hundred 

building society praject areas, and non-urban or -urbanizing 
dlistrict areas. The Defense Societyl area in Lahore is a 

Pood example f how larnd traniactions are under taken toIc 


AVAILABLE cOPY 
6 BEST 

63
 



avoid reg istrat ion tax.es. 

Lahore Cantoninit Cooperative Housing Society (LCCHS). The
 

-cbety Rha.s a lange tract of subdivided Iand to which it 
!i7.01d- Id Re ga - t i t e tot: in the-: forlm o-'F a Lonug tenri Lease or 
IFree ho7d. It a l loscted its ,andparcels to 4ezbers of the 

soc jet-i at f ra=_ct pr- i 21mersh ip is given through anbc es. 
a at natn t ttsr T-P-wr.n Ithb_- Sac i ety to the buyer . A fee o f 

5CCYruvpees' A-.rt -zarpa~l wf:-iassvai~ng this aL RP3trenIt Le-t ter. 
ei " bth= geera I pubLI ic as 

._,_,. bu O- ns titlean _r=h i~p ........ t v;tO5 ,. t i te Legal 


-
 " -	 uta the:' 7e th Ii-a, na . i- t h : Scarp,a .... and 
4
 ,t. e regist-altion and
 

,ffici 1 t fart o tP I is n DsE- Ibb ­
5%...c...e.. 	 R, . sh land 

i',
The 	 a't tim1.5 if ?Thz t ri the LCCHS area does 
-


Ipa.'y . - ihet du,t v- ard rp.z it tax, es he ilt be@ 	 or1om 


.- edo0.± ti. 	 ,2t.._a!efis property. Since there istih'a' 	 him 
,
a i t t- or 	 nia tn ht-3u ir,-ug f itec, in Ithe 1CCHS area, then, f r.a . 

ast eani-.f--L's transactio' 	 .e are -ke thsugh an 
- .Iam t ter,= The -rmt le cosets 5T 

and is r onacsA ' a3a. -.T-h So- if an t-,iv id buys 
lSlIo10t e:en It . aL e :Lts Lter 	 SceN) rupees 

ip. i d alI .. 

p-tt of Rand, Lu. i ls a hoe, and pays the fee s necessary to 

o.btain-Tj e-g.R titl e, he- .- annot se-= the Property in th. open 

M.a.r et wihu t,:k ir; a L3age Ross, since his property has 

aotrent i~evel 3 , Tha 3ddere 12 .5% cost. n 

s , ,n' , s oud be fer a ostthat hou 

_1 ,.ad eN-.K Fs.- .cfe2Ne,t.e buyer Pays Rs 
c - e i trati r,It o-:>!y'or: ' , t-h L-a, - tIar 

e s JI~~ i -t a.rcct e -e ~ 	 - er t7 5 ,the i!'orrri't .- '- , ' 

Y, cit true in,-' cas=es-, this 
Irt s no 	a ,t s: g ay r 

a cot a.~ea t li Ps 2iSmYfor registered tax Payer 
a:nd s t'? ptaayer,-s, and hence fe-, cant- affordRis.u :Bke, t-

V havean i ega title in,.any bu. i ding 
society area. 

Lahore Developmenlt Authority Area (LOA). In the LDA area the 
wasIt m,jrjt ' ty Larid trIatsat in ar ov~Rtd througha 

sa Ies agrehuet bLetw 1j-, t and: P.ar -a powerh bUyIerI-.311 s, and of 
at1torney in fir,.t-r o Hebuyer-an raspe-rI Ita Ithe IRand 

mr,Rva Tnis - rr&e tsbath the stamee duty, tax and Ithe 

-or"po-rat ionrTe oe f atto-rneray whichl is c-urrently 

Sa pC~auRar has been fo-atr- o t enera I pop u ace by the 

lexorb itanit ';V rccen harges forA tran.sfer of Legal Ititle. 

I t is possilbleaa that Pta_roi3ia goveaent .i's Loasinalg a 

Earre an.owmt ofrvneaddsotin'g Ithe sys tem t an 
xtenIt &hrera t wi L1R be "ar d i ft-icu-gIIt eZxp ens i ve to.ad 

syie Prvnilqver 
respn.sle has teaili, tro ask !AFCs to prove that they are loas ing19
mrov ide a 	 Ptsrr:.The Aeent',S 

bervnefrcv th c1rret ta p, Licy . A sItudy needs to 
ste wha 

edrte n. T't sr de f initealy n7eeds toa be a r-aItional i za tiot'4 
of Rad. 

to %,;atace cop betersls 	 of a fee 

ofthe ees 	 invled in trse and registration 
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PUNJAB PROVINCE 

ADMINISTRATIVE SET-UP FOR LAND MANAGEMENT 

Provincial Government
 

Minister for Revenues
 

Board of Revenues

L ,L 
[ Commisioners 

Deputy Commissioners7 

Tehsil Dar 

Niab-Tehsil Dar 

" Kanungo I- -­1 ' 
Patwari -- .... - "ambar Oar 

Rep.:of Land Owners 
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Dthe LDA a~resE St is very .Aifficult to book =ortgage loans 
due ta the wi4de usie of p'ower of attorney- Many potential 
custva!erE have Pryer Vf atto~rey ownership of liand but it 
may be the ii'&W suc:h sales deed and power of attorney 
issued# onra idtiiduall Prcel~. sinc the ladwas lact 

iTraiI> ;rQe"Ateref. This, siltsplle power of attorney 
ErtuatiDr' haOs nJoiE it &fffictut -foT lenders to contact the 
last ;re'isteret tcver and even Mtore difificul t to get his 
inter est in AnsinO Wp u the transactional mess. Forcing the 
geeral-s pubI i into'nr-tfi s land transactions is bad 
putli c policE] ren~atieT iftat the imspact is revenues.on 
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C]NWUS ION: 

As inapparent fr'om the above discussion IeQ-zl registration
 

and title trarnsfer can be relatively str aig~ht forw~ard based 
on the requiraements of the Looat Reistration Art of !90D. 
,gradually: i-e.sed the fees .d taxes nn land trnsacti4os 

to the nj r where the cost in prohibitive and -s theren're 

the upnwih!n necn a cssb the
forar~ 


se ristrto s
An eei lan tl t a 

i s
Cripg itrhet inp Paka es a n io 
1. -'e ....--...- , .~d r: ._a, -. ---- , I .

3 makin te s4. -ursh e more effctive and!ncsi4et 


resp -rvfl peffect m r'. ernm'ent
ant tave a -t -on 


Ese ,h pronmy. -n 2. 'rnmz iht w d pro
aoty evie
 

B firm bass for rolel1ectfgedwt ta% as-wel a land
 

pressc Fortheg ecorDnm, 'it would be eper .l to, all
 
ish a:u sfirs f 5t h, estblismet of mastrong
neery step
r urba of dhlh 

4iq insr iazl andedrareas rland 


orpmeas ind*- teM o Lhee d nt ae sofmtofhepeopleing. and theipoeetonland effect 
pubS dlb .is. Regularizinrg transac t i' and! 

revistratiSnn trasfer and t tlinb e ould facil 1itate the 

creation of new ealth and d'evelrvp.cnr. in Paeistan. 

The curient systemt with its higih transaction costs is 
r ipplirg the land development prs in Pakistan and will 

tortinue to do so as long as the high transaction costs 

remairn in place.
 

The second major problem in the land development process Wn 

Pakistan is the role assumed by the government in this 

process. The g~overnment has becom~e developer as well as 
reguator and has provided the majority of serviced plots in 

the urbanized areas of the Purnjab. Unfortunately, this 

developed land has not been mrade available to the general 
public but has been sold off to governmtent employees and
 

politicians and friends at viery low prices. As a result,
 
there is little state land available in Lahore and K~arachi
 
and only lim~ited qovzrrnnent sponsored devecp's'nt is
 
voccurirj in Rawalpindi and Tslarmabad. 

This situation has to change if developent is to occur on a
 

large sra2e and provide for the grwing housing demand in 
the country. As stated before, the governtrent should reimve 
itself from. the Tole of physical developmert and provide 
functional iwmd developm~ent process which allow the private 
sector to develop land in urban areas. Governm~ent should 
regulate and control urban developm~ent. M should not be
 

involved in the developm~ent of land for its own benefit.
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a~~n_hi, -;, -This ir inas us to ths' f4-3 	 t"a 
rt , E~d ~and 6 .l-Io p M-e '. t~'~s a i M'Ae2 at pr*v b 

sg: 3iarr'i C -mrent t"' e priv"ate sec:to,,,r soh beCcce S.	Sto 

~ ,] in major 'urtan renterc.: in the Punjab. Wepace the 
have provipbed erdat:'-n :rr the sBtepsr= to t!e- fn~e 

thi aer in thc'E ~XsErUt! Ve .taT -Or tiog v f 4t hi s E.tUy 

enr.42r ofnjh rIv Ivnt .Eeto V, 

sr' 	 -"::I~th~ vf t t:-r. most 

i ? e F, ry -1r' 	 ESl S'r :rE 	 i 

zn r-( 1: '''n f r tEr ,:, :: "; ­
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