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EXECUTIVE SUMNARY
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A— INTRODUCTION

The study on Municipal Flanning and Land Development tn  the
Punjab was cosmissioned by US&RID. The repoart  prowvides a
brief historical review of the development of Yand
registration and land trancfer in the Funiab and discucces
how the cities of Lahore and Rawalpindi and the capital city
of Ilslamabad have evolved over time. The report evaluates
the existing land development prorecs in each of the three
cities and also the role of the Frovircial Goverrment In
planning and furding development throughout the Province.
1t discussez the policy, legal, fizscal and institutional
factors that have consirained the land development process
and which have led to severe problems in the prc¥icion and
maintenarke of wurban infrastructure. It discusses the
equally severe problems in making Jloand available for
development of housing stock in the three cities. The 1Tinal
chapter of the report describes proposals that can iaprove
the land development and wurban infrastructure delivery
cystems in thece cities.

Land development and wrban envirormental managenent are  the
foundations upon wmhich communities, rities and countries are

built. In Pakistan, as in most developing rountries, the
land development preocess does not function adequately, and
provision of wurban Infrastructure haz not been able 4o heep

pace with the rapid growth of urban centerz. The report
provides an overvienm of the development process in the
Punjab. 1ts primary purpose iz to allow for a better
vnderstanding of the constrainte in the existing process and
to recommend actions which will e*fect the process dirsctly
with the objective of making the process function more
efficiently. 7The report should lay the groundword for more
detailed and focused work in the area of land development .

B~ AN DVERVIEW

Peoples’' work, their homes, and most of the arctivities
}nvolved in their daily lives are directly tied to the land.
Land is what countries normally fight about. 1%t is what

people seek to give their lives meaning and stability. It
s mot just for howsing but for Industry, Commerce,
recreation and a multitude of other human activities. To

have stabil:ty iIn a developing country, stability in the
land is needed . There ic little or no ctability in Jand in
Pakistan.

Land title, registration and transfer is a tangled mess  in
Pakistan. High cost of registering title, the extensive use
of unofficial meanc of transfer and the Jack of a formal
development process at the Jocal levels of oovernment have
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all contributed to the zlow developmernt of land for Sowsing
in and around the urban areas. Government develppmant of
land for the benefit of government employees and politicians
has. helped create o land shortiage in the major urban areas
and has fueled a rapid riszse iIn land pricez in the large
cities where the government continued to Jdoninate the
development proceczs for i3tz own benefit.

There is an mmediate need to ztart teo change the metheods by
which urban infrastructure 1S currently proevided.
Fragmentation eof authority among Municipal Corporations,
Cantorment Boards and local Developmernt Authorities has
created a banded approach to infrastructure provision. There
needs to be one a2gency in contrel of land wse in a
metropolitan area.

Overlaying the system 3s the government's direct invel vement
in land development. This has kept private development out
of the picture to = great extent. Private development
schemes have, more often than apt, taken the form of land
speculation and given the private sector a bad wmname. Many
private developments 3n  the Punjab have been paper
developments with Jots laid out but wno infrastructure
provided or anticipated. These subdivisions are secld off for
a quick profit and they almost always remain wvacant and
unprodur tive.

Gover nment created the system which produced the
speculation. 1t has used the speculation to continue its
development of land for its own benefit. This system must
be changed. GBovernment's job should be to rontrol private
development not to do development itself. Better titling and
registration of land are important issues but peripheral to
the central question of the rele of governmernt in  land
developmsent. We believe the government must get out of the
business of land development and back into the buziness of
land uvse rontrold.

The private pwners of Jand should consolidate and develop
the Jland. Government can provide mechanism to facilitate
this consolidation. Where there 3s government ownership of
lJand the government should only be 3iInvolved in )and
development for general public purposes, such as buildings,
parks, monuments, etc. 1f the government ~wishes the land to
be developed for 2 certain land use, such as, housing it
sheould sel)l off the land to the private secior and 2llow the
private sector to develop the land to the specified and
approved use,

Infrastructure provision e critical to 2 smoothly
functioning wrban area. lts improvement and extersion must
be carefully planned by government. Financial planning for
infrastructure extension and improvement are aleo critica)l.
Contracting for infrastructure has traditionally been done
by government. Betause of lack of funding and corruption in
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the process, infrastructure has not been provided in an
efficient marmner. We believe that to make the develcopment
process work in urban areas in the Punjab, the Qover nment
must remove jtself from the contracting and Tinancing
process  to  the extent possible. Mechanism for fimanc ing
infrastructure, surh as privatie csector bonds, veIng land as
collateral and guaranteed by the Provincial goverrnment could
allow private sector development of infrastructuore on 2 much
larger scale. The bonds can be paid off through the
property taxation cyctem.

We believe the only way to begin toe have 2 worikable
development process in the wurban areas cf Pakistan 3is to
t.radually remove itne gcovernment from the bus.inecs of
rhysical dand development and et government back into the
business of planming, regulating and contrelling land
development .

C- SUMMARY OF FINDINDS

System of Favoritise. The Eritich imposed land revenue
system was built to zupport its efforts to conguer, divide,
and rule the people of the sub-continent. 31t Is a system
which favours large land holdings and agricultural use (land
mainly given ito British supporters), and divicsion of the
lard for nonagricultural purposes requires a cumbersome
lega) proctess whicth often takes more than ten years to take
action.

Difficult tand Acquisition & Transfer. The 1894 Land
Acquisition Actk, formalized the British system and
incorporates rules which makes land acquisition and transfer
difficult ar best. The legal and adeinistrative procedurasg
for land managesent in [slamabad, Rawalpindi, .and Lahore
derive their powers by deiegation of the Province from the
Land Acquisition Act of 1894,

Paor Physical Planning. Physical planning 3in Lahore and
Rawalpindi is fragmented due to the separation of Land use
canktrol among the Municipal Corporation, the Cantonment
Board, and the Development Authority. There is little or no
coordination between the three authorities in the provision
of basic urban sarvices e infrastructure. This
fragementation has wundermined the aefficient expansion of
services and infrastructure at the metvopolitan level.

Shortage of Vacant Land. Due to the inefficient use of wurban
land by the Municipal Corporations, Cantonment Poards, and
Development Authorities there iz now am arwie shortage of
vacant land which can be made available for development.
And since the responsible authorities have allocated most of
the land at 102 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 1slamabad,
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where there is still a Jarge amount of wacant Jlang, the
metropelitan areas, we invectigated,were faced with growing
demand and limited supply of larnd.

High Urban Land Prices. Urban land prires have risen
rapidly over the last twenty y2ars. This is dus ko a2 soeber
of factors. Drug somey in the 7005 and S5 Foud  lamd a3
gaod  investment for large cash heldings and bid  the Land
prices wup. Goveroment found lLamwd ko be 3 major source of
wealth for its cwn 2mployess and wsed its lamd  dewvslopseak
control to develop large trackts of urban land and  allocate
it to politicians .and bur=sucrats as 2 non—transparent
benafit. For erample, 3 plot of land (ome kanall Do
[stamabad is -sold to a retirss for a price of 175,00
rupgaees.,  Tha marcrket wvaloee of this ome kanmial of  land is
carrently 120, Mur  cupees.  This veapresents a1 U, OO0
rupes non-kbransparent bemefik %o the esmployes which is more
oy than the average Pakistani would =arn in 37 years of
Labor. The system is organized by the government to
benafit the governma2nt bureavcracy, mwot the gemaral public
it is supposed to serve.

No eechanism for private land consolidation. Private land is
available in Lahore but &5 mostly in small  irdividuaal
parcels wnsuitable for larger scale housing deveiopment.
Due to the difficulties inm Lamd titling and transfer it is
virtually iwmpossible ko consolidate private Land for more
efficient usage.

No Effective lLand Development Process for Private Sector.
There is a significant amount of privately held land in
Rawalpindi and lelamabad. Unfortunately, the land
development procecss 3s mainly functioning tec  accommodate
gover naent development for governmment or government employee
building soriety benefit. There is no effective development
process  in any metropelitan area in the Punjab which
provides a formal mechanism for a developer to follow 3f he
wishes to propese a project and gain goverrment approval for
the - project. There haz been some recent =fforts to  involve
private developers in land development but such actions are
on  an ad hoc basis and the procedures propesed for review
individual) projects i= tentative at best.

Technical assistance needed for process development. The
Rawalpindi Development Authority (RDAF has shown interest in
providing a formal process for private seckor developers to
follow to gain approval for thair projects., e  have
discussed this @merging process in the bedy of this report.
Our  conclusion from reviewing the current RDA  development
process 1is that a new process has to be developed if a
significant asgunt of land is to be made available for
private sector housing development in urban areas.

Inadequate Land Use Controls. There ars 102 building
societies with a variety of lamnd devslopment scheses in  the
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areas wunder the authority of the Rawalpindi Develcpment
Authority. Many of these =chemes are very speculative in
nature and provide a very risky investment for their
clients. There is an immediate need to bring these housing
schemses under some control and supervision to protect their
investors.

No current Five year plans. The local authorities do have
statistics on housing shortages in Fheiv communities. They
do not have duly approved five year land wuse/transportaktion
plans to address these shortages. Even mare importantly
they do not have five year finanmcial plans which can  =start
to address how the needed development can be funded.

Developeent Authorities need to make more land available to
private developers. The CDA until recenkly has only worked
with private developers to provide housing for government
employees. The CDA is currently launching a scheme to open
new areas of Jslamabad to joint public private development.
The RDA in Pindi is starting to investigate the
possibilities of public private partrnerships. Hopefully,
this will wmean at least a small portion of the remaining
Jand in Jslamabad can go directly to the general public
rather than first being allocated to government employees at
10X of its market value and then being purchased by the
private sector at market rates. One of the reasons prices
of land in lslamabad have risen so rapidly is that many of
the government employees receiving plots already have homes
and therefore are holding these surplus plots for
speculation.

Provincial Bover nment Land Registration records are
iradeguate. Records kept by the Land Revenue Depar tment
provide only a rebuttable resumption of valid title %o land
in favor of the person whose name s mentioned in the Record
of Rights. Oral sales of land are legally permissible in
rural areas of the Punjab. 1n cases of inheritance, changes
i ownership of land are usually not reflected in the
revenue record for a long time.

Developaent Authority Land Registration Records are
Inadequate. Records maintained by Development Authorities
are not conclusive evidence of title. While subsequent
sales are compulsorily registerable, the new ownere 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 Registration/Transfer fees are too high. Most changes
in oswership are not recorded because of the high charge
levied by the Provinces in stamp duty tax for farmal
registration and the Corporation Tax of the Developmant
fuuthorities. Additionally, there are other high fees for
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formal registration of land transfer. These include a 95%
Capital Value TFax on no-ascesseec ipeople who are  not
registered tax pavers). There are Ieme (MM registered tax
payers in a couniry with a population of 125,00, MMy penple
50 non-assesseets are the wvast majority. Excise Tax on
housing construction adde ancther 2% fee. A11 of these fees
together make it difficult or impossible for Jormal title
registration or transfer.

Unofficial Transfers continue to tangle the system. Because
of the high cost of formal Lland ragistration pegple Have
created less expensive unnfficial means of transfer. In
Deve lopmeint Agthos ity areas, tha o3 fon i Ky of Land
fransactioms  are mnow andor babkaon through a  sales  agreement
and powear of attarney in fawvor of the buyar in regard ko the
Land in question. In Building Society areas, .an  allotment
letter fram the society to the land purchhaser is  the only
record of title. Legal ownership if it exists remains in
the name of the Society. Benami transfer whirch register
transactions under a2 ficticious name are also common and are
used to avoid wealth tax. Even more common is the practice
of mot vegistering a transte: ak alil.

Land & Construction Financing are Meeded. There is virtually
no Lland financing or subdivision bridge financing available
in Pakistan. This has slowed the rate of groswth in housing
stock. Financing is nok avsitable mainly dus to the problems
in legal titie .amnd the uncartainty in  the development
process withim the Municipal Carporations, feve lopment
Authorities, and Cantorment Bosrds.

- RECOMISENDATIONS /7 ACTIONS TO BE TAKEN BY SRMP

SRP Technical Assistance. SRMP should covsider arowviding
technical assistance to the Rawalpindi Development Authority
to assist the RDA in the develaopment of a private secktor
land @evelopment approval process. The process should
incilude the folleowing =iements.

= Technical assistamce to analyse staffing patkterns which
wou ld serve ngt only the R0A but the Municipal
Corporation and the Cantonment Bo.ard agencies. One staff
to serve all three agencies would be preferred. Staffing
would necessarily cover, glaming, dpproval and
inspection monitoring of developwent.

- Technical assistance to analyre physical plaming,
finamcial plamimg in the RDA area of Rawalpindi. This
work would have as its products a madel five year  lLand
use/transportation plan and a five year finamcial plan
Aimed At priovitizing development axpend i tures by
cataloguing sources and uses of funds by project for each
of the vext five years. This work would also laok at the
possibility for Metropolitan level or Reglonal financial
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rlanning o provide alternatiwves to the exiz=ting
fragmented multi-jurisdictional system.

Technictal assizstance in analyzing the infraztructure
delivery systems 3in the RIG, M and Cantonment BHozrd
areas simed at finding methods to improve the deliwvery
system.

Technical assistance to the RDA to put 2 model proisct
approval cystes in place. Thic wpuld include production
of a "Development dpproval Prorcess Hanwal™ which wouwld
quide the RIS =taff, and the private czector, on
development regulsements.

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

1t

is clear that land titiing, land regizivation and

=
transfer ares in great need of improvement in the Funjab and

throughout Pabistan. This is an immediate problem that can
only be solved over a long period of time. The dialogue muzt
start as sopn as poszibie. It is recpmmended that the SRMP:

regquest the bGovernment of FPakictan to establish 2
Commicsiomn to address thiz maler iszue and how 1t
s consiraining the overall development of the

country;

SR commission & study which identifiez constrairmte 1In
the existing land development system in the Pumiab, and
wherever possibkie, vrecommend soluticnz to constraints
that are both reasonable and feasible :n the short  term.
This study would necessarily roacentrates on  the high
transaction cests current charged Jor land titling,
registration and transfer; and

pursue rationalization ofstamp duty tax, and other bhigh
transactions costz through divrect contacts with the
Provincial Government and the Federal Ministry of
Finance.

The study on transaction fo=te in the land transfer process
tould serve as the basis for initial conzideration by a
Sovernment Commission on Land Development Tonsiraints. It
could also serve as the foundation for an Prban
Environmental Management program by USAID to assist  the
government of Pakistan address this major development lssue.
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IRTROMHITION

This = huaghy iz concerned  sith three L ERT Ty cities:
Rawalpindd, I=)amabad and Lahore. Therefore, the
development of the infrastructure of these cities will be
discusnsed in detail,. Referenre will be made to other cities
of FPakistzn for rcooparison.

Bacically, the ownerzkhip of land by privaete individuals and
ite arguisiticn Sy Bowsroment dates back to the PBengal Cedes
of 124, The fode =z=et forth the law for the
acquisiticn of lang o as=ist the Eaxst Indias Company obiain
lanpd ant other imeovable oropsrty a2t 2 fair pfite to build
rosds ., i o & ey The FBengal Codes wer e
per iod when  the present  Land
Xt ol LTS itially the 1824 Hct gave the
POMEY A ﬁhe Eenmraﬂ Bover nment. In
19535 the Government of India Sct passed the auvthority to
acquire Jand on to the Frovincial Envernmentg. Since 1935

3
zach Provincial Bovernment has amended the Sct according  to
jts own ne=ds o that now thers iz come dissimilarity in the

pperztion of ithe &ci in all the Provinces. 1t should be
hoted  thaot  the  1E%S St cowers  morz than just Tand
acquicsition. 1t alsoe prowvides the only legal baszis for  the
transfer and regiztiration of Hanﬂ ownership uwnder the Land

Revernuse System.

fircess to wrban | ant housing is a critical component In
the social and sconomic stroctuwe of a City, uvnderpinning
not only the living conditionz of resident and immigrant

populations, but also economic decizions made by 1ts
inhabitantis. Theze econpmic cholires are shaped by a2 range
of factors, only sowse of which are zubject to control by
indiwiduals. Trdividual mesbers of the pepulation do  not

enjoy egual arcess to housing and  Yand, rather, warying
levels of opportunity =xizt for difderent economic and
=pCial grouwps. 1n the three cities under examination in
~thiz  study, thizs diffevential access to ihe  vwaluwable and
desirable copmeodities of wurban Band and housing is a produ—t
of both hiztorical and present-day policies -  deliberate
decisiopns by © ia2) and present aﬂmﬁnistraticﬂg 1o favor
spme  proups at

=
the sxpense of other=, on the cone hand, and
individual resoonses to 2conomic necessiity and oppoy tunity
on  the pther. The rezult is often a checherboard of land

and houzing patterns, and one showld more properly speak of
markets in the nlural than in the singular.

n merely thez backdrop o

The wrban howusing zector is more tha
1ife in the citwv. 10 many places, the land marbet and
witz)l artivitiss of the

howsing construction are the most
urhan economys they are often the most ropular and secure
pppoy tund ties for Inwesiment Jﬂﬂ orofit in the city, if not
in the country as 2 whole. Jn gensral, ﬂand prices  and
returns on housing in the above-mentioned rities have risen
continuously duyivng the last three decades and thiz Ffacik.

1
4
ba)
o
"
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makes obwious their appesl 3z 2 long-term invesiment or as a
shori—-term bholding, psrhaps to produre a quich return.
Gther potentisl spuwrces of profit may be dependent on  the
policies of the government and the international climate.
Demarnd Tor wrban 1anﬁ and housing has risen among  wirtozlly
all sociloscoromic lewels of City dwellerzs, the product  not
only of rizing nwsbhers of residentz, but also of increasing
urhaﬁ roprtegdyness.,  Urban land and housing providez a  range
* o 1t bvath men and women, rich and

dhiwio zmall rocom at the ba~k

her with more cuapital or
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ropulation. Where once urban residencs was considered by
many te be temporary, the cities have become permanent
places of settlisment for a large nusber of residents. Mo
ector eof the urban econpmy has been more affected by this
Vunﬂamenta] change than the land and housing marbet.

The Bovernment from the wery beginning was of the view that
the prowisicn of land after development, i1.e., water,
Tewey ane, roads, elzciricity and pcther wtilities would be
rnough. The ndividuais who were allotted these plots of
land., then would constroact hcuaes accovrdivg to thelr own
ons 3 niaces, the Government
2, j.e., one voom, bitchen and
Batbroos on a0 so;oll opl for  lower lncome groups, and
L wonld extend the houwse according to their
. Such howses wers pads avallable in Barachi in  areas
fike Morangd iz, The Gowevrnoesent was only responsible for
constrocting frosm twe  to fowr  pedroom  houses  for ite
¥

-
Lh
Q
n

v+
rfy
)
2
[5d
=g
t
e
*
-
]

spployoes and these houses were provided to the government
zerwanis at subsidized rents.

o, the government servants
Lorieties and azshked the local

by land= to them for further
hiz =yzteim may be considered
r  dewvelopment activity and
iy private developers.

of the cities in the early
hawe town plans of the maj)or
adwinigter theze town plans, Local

YUY & establlshed undey the
rnmnntz chh as the PFarachi Development
i zhore Devzlopment Authority, eic. At  the

i, mhen the decision was taken to
narachi to Isizmabad, the Capital
was established. H master p]an of
pWEDﬂT@ﬂ ty Wiz, Doxides fAccociatez, a8 Greeh

ide the pverall development of the
ter ciaty Rawaﬂpindi. it

nories. for wvarious areas of
1. rcommercial ard residential

The Master FPlan was to g
Lapital Cit, 3
orowided long ©onges Jand w
the twn Citi

i al, '
areas wers rCarefwulliy  laid cut im & modern coovdinated
Fasion. in Isltamanzd ithe developwment Raz followed the
Baster Plan guize closeliv. The Capital Development Author ity
has heen the =plz zuthority over land development. 1t acts
a5  the Muenicipal Suihority 25 well sz the Develepment
authority. There itz no LCantonwment arss and  land s
zilorated ko the military in Islamabad in the same mannsy as
tns other gowernmesnt groops. Development has been controlled

and regulated and the cily has malntalned a goecd 1mage 2%
the Capital of the cnumtry. Bofor tunately, the same bhas not
been the caze wmrth Rewalpindi. Its land wse avthority s
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shared bw thres different bedies, the Municipal Corperation,
the Cantonmsnt Board and =ince 1920 the new Rawalpindi
Develppment Huhtoriiy. HMaster plans have not been closely
followed. E&D“dl‘ﬂ*“ﬂﬂ among the three agencies has not been
at & high lewvel. Corrupticn haz dictated land wuse decisions

and provided woeplavwned snd wncoord nated development
throughowt  the Tity. WNe hzwe itried to describe the
author ity of =ach sgency and their fucntion= in the land
marnagesnent and development process.

SCOPE

The =srooppe pf thz zitudy is to rollect data and information

abowut the constraints opn land and howusing development in the
Fuoriab and specizally in Rawaloindd:, lelamabad, and Lahore.
fn sction programdrecomnendation may be prepared for the
I mprr peEment zrtor. Thic =tudy examines in
detairl  the ool devslopiesnt  ploanring  in Ramalpindi,
Isiamzbald = study concentrates on the
sxisting Federal Provincial Agencies, Municipal Corporation,
Tantonmant Eiper o= s Regionzlsflocal Development
Fathorities. This =itwody will prowvide £ gualitative
anzanoient  of tThe effectiweness and efficiency of the
clanning process and the approwal prrrasa by the concerned
LRETL Y - The  role ¥ the inf&rmah zector in meeting the
peids of howsisg iz siso discussed. The Etud, has conceyrned
jtzplf with fthe Ristorical development of the three cities
particularly Ragmipindl since ﬂ%tu. The problems faced
my  thee hposdy elopers in the private sector have also
t d b sed D irtgralewr with a few private
14 we meatipned cities.

.
The leo

Toznd a@miﬂlgtvatiwe ==t up for the arqux itticn of

T Ser Sl wen 1w this area has besn taben
e pubtiished  Scis a“ﬂ focuments receilved from
3 of Rawalpindi, lelamsbad and Lahore. The
main sephasizs s piﬁced on the interwvisws conducted with the

-*’

=
3T
A 13
a2

¥

=)
pfficials ¥ Famalpindi Devslopement  Authority, Lahore
Proandc ipal Corporation, Capitzl Diewve l opmant fHutherity,
Iz damabad, Mz o P zrond ng and Diovelvgpment Boayd,
Bowverrment ©F Funrab iconcerned with the physical planning

and howzingi, Labore Developmsnt Suthority “and private
fevelopers in Lahore, Rawslpindillslamabad.

The formal prorzzses and procedures adopted by the a2g0enciec
in the abowe mznitionsd cfities n vespeckt . of urban
residential pianning and aevelopment process  has been
examinsd, particwulsr esphasis  ¥s given to the city of
Rawalpindl . #11 the relsvant info rmatvon iz ropllected and
they are placed in Annelures The legal and adminisirative

zet wp concerned  wiith th: land atguizition and worban
planning are eramined and placed in Snnexures, whereas brief
diecussions are incliuded in the main study. The urban
Poumiabh  including  the Eerritory of
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=lzmabad is heavily dependent on the legal and proecedural
: ects of iland acguizition and the machinery needed for
this purpose has besn disruzsed in detaill in this study.

The Study firzi lcohks at the wvarious laws which impact on
the land acqusition process. 1t then orovides a description
of the legal and adoinizstratlive frame=worls which has been
developed to impleosnt the land acguizition in Pakistan. The
Land Scgusition &Sci of 18%% 3s the basis for most of the
public zectnr sciivity In Yand development in Pakistan. The
novernment haz peen a maipr obhbstacle to  private sector
dews)ppment which in tuwrn has provided a major roadbloch to
the azgerations ©f the average peryson to own hiz oy her own
homz. Most of the land developed by the government has  been

Yopr  the b= eizt of itz own sxployees and has  not  been
available to the geneval public in Fahistaw.

Fior ause of thiz doomiwnant positisn of the gowernment and the
nroblems thiz dominante has crested for private =ector land
development, ths  study next loopk= at  the land t3tling,
reqis

e tration and transfer sysiem 3n place xhich serwves as
the Founpstior of the dland dewslopment system. We bel ieve
that 31 the iranscaction cost of land transfer and  titling

o bz lposeres  that the priwvate secfor will takz= the
initiative irs deweloping land for howusing  and other
LT ROSSE.

We  oexit dizscoss it ganization of the wmajor Iand wse

=ty [ﬁ

Eolad
the maior vrban areas of the Funizab.
e deccribe thedr planning anﬂ “and development systems  and
discuzc  their current 2o 3t &5 mentioned above, the
perponder ance oF astivhty In hougnwg iz development of plets
for govervsent Poployess.

authorities in =ach o

\* l‘l'l

We then discuss the consiraints of  the land titling,
registration and transfer system in the Fonjab as they
relate o the dewalnpmen* of » housing Tinanceg marbet. He

have uced the Ditibank Housing Finance Company experience to
11Yustrate the problewms that have limited land development

in the nast.

Fimally we discuss pwy impressions of the current system and
concusions resched in the study.

PURPODSE

The purppse of the study is to. examine the legal ang
administrative process in plage in the Puniab to regulate
tang acnuisiticn, and tran for and to look at the existing

=

ronstraints  to land development in the wrban areas of the
Punjab. DCur  wzbn obiect = tp wnderstand the existing
planning and doere ] Dps proress and vecommend  says to
imorove the PYLOESS, urbkan land development systems
in the Pun;ab mill allow larger scale, better guality,
ar iwate secior houwsim dewvelopment to ooour. ' )
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1n South Heia d.e., Pabistan, lndis asnd Bangladesh, the
ienal frameworh bhas exiszsted from time immemortal.  The

rerehio of land by private inoividuals and jts acguisition
by the Bowvernment fatess bach to Regoelation 1 of 1809 of the
Hennzl Code. “his Code gowerned the law for the acguizition
o¥ land wihich was p"mmr v intended to enable the Officers
rf  the Fast Indiz Company to chiadn at a fadyr price, land
znd pthey sumovable properiy required for roads, canals or
zuch other public porposes, as the manufacture of salt  for
mhich the Company held 2 mooopoly.

The present Land Scguizition Act of 1894 (Appendix I3 3s the
resulit of many laws which were enacisd beiwsen 1824 and
1B, The original &ct of 18%% provided the authority for
thz srguisitipn of land by the Central Bowernaent, which
after the saattzent of the Govermwment of Ingdis Ack, 1935,
*he arowiziticn of land was passed on to the Frowvincial
Sower nment s, The prowincial legizlators adepted ithe =aid
&y, ard thoy wads Tairky substantial amendments  1n  the
crovisions  of tne fct. After 15T, an gxtremely 1mporiant
smendment was mads which felegated the powers exercised by
the FProwincial unwernmaﬂt tp the Commizsionsrs of the
Diwision, with the ssception of rule making power under
Cection S5 whick vestg sd ke Ehe Pr@xzrcxal Gowey nment . The
Commissipners of  the Diwision now exercise all impor tant
powers  under  the Rl The Epards of Revenue of the

Frovincial Gowerrmmenis  2njoyed the conturvent powers o

coue motifications undsr Section & 1) and auvthorization
wnder Section ¢ (E) and to confer the powers of a Collector
on  any officer specially appointed pnder Sectien 2 {c) of

the Act.

The land acouizition in the Punjab is the most cumbersome
dazih. This sctivity i3z poverned under the Land Acquisition
Scx  of 1894 and sonendesnts 1997 in Fakli=tan. tnder
the Sci the legal aut o zrquisition of land lies
with the CTollisos He administerz=  the
oy Dwislons o supervwision of the
Tommiscinrnsey  oFf T3 oY, opotyels more  than one
Deputy Comelzsionsr depending wpon tae cize ot the Diwvision.
He iz answerablsz, in respect c tion of land, *o the
=

of arguisi
» mlrick 1

= ) !
Funjat Board oF Sewenus vpervicsed by the
3 %

Provwincial 42

1n 1973 an Sct was snscted to give full and final powers  to
the Deputy Commizsionsr to Tix the prices of a piece of land
and the matiter snded thors. &R 3 resuplt of this the leocal
authorities 3 £ oi land arguisiticn. The owners cd
the lang F=1% cheated as the prices of the  land after
elppment incre2azed many fD!d and they
P e ef@ra the 1973 Hrct wmas repealed in 1985 and
guisition of Iand became almpst impossible.
authoritisgs had the money nor the time toO

acqguisitiron
protested. T
zipce thzn ths o
Meither the lora

J W (a8
ﬁ o
: ;
£
in
§
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follipw the tins rconsuming legal process as  such the
development work of the local authorities slowed down ov
almost cstopped. Development of land was possible only on
state land and on zuch land where they could acguire land
from o rcopperative land-ownesr. TJo seek cooperation, the
Jocal avthoritizsz, particularly LD in Lahore, has provided
a TFTew incentives like 20 per cent of the plots are to be
parmarked Tor thz Iand-ownsr, which he can sell in the open
mar set when land e fully develpped.

Spme private land developers have alsp followed this
practice. Firzt they acquive the land on similar conditions
from the land-owner or offering the market rates and then
they approach thz local auvthority for approval of the
housing project. This iz wery attractive practice nowadays
and mary housing Secisties are tabing advantage of this
process. The approval precess of the housing project by the
locz)l auvthority iz complietely arbitrary and only influential
persons or developers with lotz of money can manipuilate the
decision 1w their favor. Thiz has given rise to a heost of
irregularities and corruptilon 235 N0 transparent system
existse on the ground which can be followed by a private
developer . '

Fhysiral Flarning of urban areas started in parnezt during

the Gerpnd Fiwz Yesr Plan 195%-&60 - 1964-4&5. The Punjab
province also followsd the national patigrn and formulated
the TJown Flans of @major  towns  including Laheore 2

Ranalpindi. Islamabad bad to have a master plan tn advance,
2z it becamz capital of the country in I8N, 1% was =ad Lo
notice that Mzstzr Plans of the three towns uvnder study,
thouwgh Tormuizted with much Tfanfare, couvld nct be
implemented 1w letier and spirit. The changez were made
without due consid ipn of the origimal plans. Even today
the planz of these tips are wnder revision and new housing
Ipcalities are planned to mest the new demands.

Lahore Municipal Corpeoration was mostly roncerned with the
maintenance of the infrasiructure of the old city area and
come other areszs shich fell wnder its jurisdiction. 1t had-
ro land Tor develomment bot regulated the specifications and
buiiding controls  of houses in ite area. 1t haz. only a
zmall role in the Tutwre development of the city.

& zubstantial ares was developed by the Lahore Cantonment
Board. The Board only developsd aveas which were meant for
the residential houses of the military cervicemen. . The
Board operated wander the Cantorwents Act, 1924, The Board
alep dig oot aliopw the privaie sector to develop the land
and construct houses.

®

.

Like Lahore, Rawalpieddl city had been facing similar
ool ems . Since iF&, when Islamabad was declared as the

TCapitzl of the country, the city of Rawalpindi zaw a fasier
development of residential rclonies. 1t was the result  of
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the influx of government =servants from Rarachi that
population of the city grew moch faster than the previcus

decads=. The sztablishment of satellil townchips beilween
Jelamabad snd Foawaloindi was the @bvnaus resuit. 1t all
happersd gus  to the availability of public funds and now
these Funde hawes dried up. The Rawalpindi Hunicipal
Torporation iz rowasdays maintalning the infrastiructure i.e.
mater supply, Sewerage systems, roade ptc. from taxecs
received from properiy, watsr, transporit vebhicles {tongascs)
=tc. The FRMEC contreolzs the old city and  their bulldings
which are either replaced oy improved wpon. For this
purppse the RHD has fr £

rules and regulations but 3t s
tand oy bbusing projecis.

o 3w @ position to devslop

iz assigred to Rawalpindi
Dy 1= preparing a2  master
ture of the new plan iz the

ring  road : §1 awu itz connection with  the
oroposed Flotor ay Funning between Lahore and Peshawar . In
thiz planning process the RDA has jdentified two areas for
residential opurposes  and it 1S interested to  3nwvite the
orivete =zecior to develop them. o far the preject i1s  In
the z2lanning DrocEsS.
Rawalpindy Cantonowsnt Bosrd is planming the recidential
areas  only Too  the military serviceman. The Board has
2llowed & privals party to constry wurt houpsss  and =11 them,
mput ¥t 15 3 wuniQue CIEE. A% 8 polrcy the Board doe= 0ot
21low  the priwvate sector to develop or maintain the
recidential colonizs.
sz Tar as zlamabad 15 concerned, there i1s a Capital
Deveslopment Suthority (TDAD and itz main responsibility s
to develop laznd and construct houses for the government
servanis. The O8N haz wtilized the public funds for thi=s
purpose  and sz & policy 3t has not alﬂoweq the private
sector i the deselopment proOCes5. Like Lahore and
Fawzlpindi the CI& is alen faring the problem of land
acgquisition  @nd  now rontempliating to involwve the private

1at: o
ector in the land development Drorcess.

Lﬂ U

For those lame dewslopeEst sl Rowesiog covsbruct ion projecks
shich ars fFinamced by the poblic Fuamdzs. [f the projects are
meark  Foy  privats  sactor then only the administrakive
apgrawal  of the Lomal anthorities i5 reguived. So far the
LD, ROA, awﬂ Co hews Desa emwlaged aloosk puc lusively in
ke public sector pro e These local authorikies hawve ook
dealt with pr'*a*P Zec bar projechs amnd they a2 ok geaved
£ back ie suoch g el axcepk that they haws formulatad
rules and cegqulaiions for tha manskructiom af howses on  the
v Lapsad 1and by these aukbhoribies. Therzafter they pass
an bhe respoosibility af maimtemamca af the infrastructures
ko bres RHC and LMT, bot CBAR has to do the maintenance job
also as it i= wppnahimg E1=TE-Y muwnenput cunpmnatnmn.

Private Sector Development. The shove proc cedure iz followed
B

A

»
1
"*l
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A-. LEGAL FRAMEWORK.

~{and Acquisition Act of 1894. Under the Land Acguisition
st of 1899 & Prowimncial Bcard of Rewvenuwe has the ouly
li=zgal  auwkhorify i Fakistan to maintain vrecords of  the
registration  of  docusmentcs goertadiaing s Land traansfers,
Thi=z is5 w2 far both coecal sod wrban areas althoogh  as
makad  abowve  thers s little interest in bEhe  wrban area
recaords &z Ghesy 4o et pooducs any revenue for Ehe  BOR.
Otfwzr instinstioms Gl agemsiss matnbain coertain L.and
recoyds . Dewve lopersmt su*h-"*iﬁ;, Cantonreent Bosrds and  the
Prowincial Bowvaenment offices af the Department of  Housiog
and  Fhy=stoal  Flanmimg ars all public sscktor  development
ETa =T Eal A= Ehslc mesimtais Divdepaesdeat propes by records.,
Hby sz ey anmiy record Leevd £rsmesfors and sales desd an
Land thakt they o and hawe subdivided themselves.  More
ofben than not, these Erarezackioons are aeewer reporbted to the
BOR .amud enbered inton thedier Land Rewenus recovds.

& T
&
i

Hhat i3 often mokb sentiored o this whole discussion of Land
termure s that registesbion of documeEnts on property
tramsfers i mok o2 subsbituts for legal tibtle to the  Landj;
and  that, &thers i3 me formal  land Ciktling systesm  in
Pakiskan. Larmd  registrakbian systems fo wban  areas have
prowen b be s poor substitets for foreal land kEitling and
mave boooms modd lad aad aoworkable.  The situeabicon continues
ke  degamarste  ard 15 at @ point where even the formal
registration of  land hes litbles awtherity Iin rebu bt ing
claims  against 3 grogeriy.  Duws to the high cost of  formal
registration 2 musbher of obher infornal documsnts recording
the fransfar of oroperkby, soch 23, allotment letkers, powers
vl bemani trensters, naws bean developed. s 2
individusls haws bocoms indifferent to o the
formal nwgas i s hee and are wsing less expensive ways
o wsude Cake riky tramsactions.  These bypes of informal
prmperty Erarsec tions mawe 2lse been grestly encowaged by
the high cuet af =tamg duby  Eax  zwd registration fees
inwo ived Do Fornal ishrakion. In spike nt thesz [egal
isswes, there iz 3 wery high deozred b Pakistan for any form
nf documenis timm schich can grovide svidenos of  property
gk, e 2 there 15 0o legally  secure
docuesznbat ian uf properky rights in Pakistan at this time.

af abbormSy 3
rasalb, aud 5&
-l-
e

~The Land Registraticn fct of 1908. The Registration Act
thu, sppliss  ta  the whole of Paw‘stan, and  contains
provisioes for rsgisteabion af dcuments The Registration
Rutles of 1987 pgrovide procedocal dEw&lib fiorr maintenmance of
records, instructioos io respect of registers, copies, ebc.
Althowgh L& is 2 counbreaide fck, (0 05 a provincial subject
and several provincial assodmeats bhaws been made to the Act.
Under e fct o docueent can e accepbed for registratian
unless it is pres=nted for that puarpose wikhin four wonths
of the dake of ibs sxecublon. Thi=s pericd can be w2y Eended
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for four additional months under certain circumstances. The
obiect of veguiring an insirumsnt to be registered 1= to

enable it to be used as svidente and to mimimize the chances
of Ffraud, The Hct does ot reguirez that 2 tranzaction in

spect of properities be rarvied put throwgh a2 registered

document. 1% doessz reguire that if o document is rreated to
record & lJand fransaction bn writing, the document mu=i be
registered to have any ctanding in couwrt.

HY thoungh legal r
often done Torm
nrocess  bazed o
#et of 30O, ‘J

iopn and fransfer of property i=s  not
kb relatively straight Forward
¥ the Land Registrati_n
garch for revens the

IH

- 1

Provincial Socesrnm iyw increased the fees and
taxes on land transactipns to Y polnt where the cost  is
Drotibhi vl es zvnd ; awnlded. Since Y and
reglsliration, b s the fourndgstion opon
which langd dewslo nd, the current system of

B. ADMINISTRGTION.

For the purposses of land administ
) 3 1

the Funjiab is
e

.
fivided inte fiwve Divisipns, Earh DMwizieon iz bheaded by a
Tommissicner and 3= disided into fDur or  Tiwe D: traicts.
Egclkh District s run oy 2 Depaty Cosemissipne {CY  or
Collector. Urnoer the 1Z%% Sct the ]egd“ avthor ty for the
arguiziticn, reiztration and transfer of land is the Depuoty
Tommizsiopnesr fCollector. The Divisional Commissioner is
anowerable tn the Provincial BEoard of  Rewvenue and  the
Proviviciald Minizter of Reweoues. The BOR is the controlling
authority on 211 matters connscted with the administration
of  land, = swenue collectizn and prepavation of  land
recor d= r= ¥ the BORN comprise the highest court  in
the prowvins #dl mrt =z secretaries to the depariments of
Fevenue and Toloniss and Covcolidation. The Director  of
i and i wnshs for the BOR and i= a provincial official

=0
19
=3
e
aQ

nie for superwizing the work of the Patwari and the
=0 actszs as  the Incpector General of

oL anOnTDo . e oz
Henistrastiomn.

&% tho hesdguartsrs of o District there are, in addition to
s large ministsrial staff, zeveral pfficers appeinted by the
local 3 ' =S executive and Judicial
functicn T Teputy Tommissioner. Yhey
ore Wnonen 2z ST Commissioners 3 f they arse members of
the Ciwil Eerwe Fabhiztan, and as Extra Ascsisztant
Commizsionsrs 17 slpng o the Punjab Civil Serwvice, az
mer  the Paniai Azt XW] of 1887 and the Punjab Land
Fevenue Act of
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A District is divided into several Tehsils, to esach of which
a Tahsildar and Naib-Tahsildar are appointed. Both of them

gxprcice admininirolive znd judiciasl 1ru.rna:*:uns within the
Yimivs of  tesis pwn Tehsils. Th wri t of rEevernuD
administration v the Purnisb iz tho E tate »r Mahal, which
3 wsuaally oseiicsl witn the «i1lage aor Mauza. 3F Ehese
Estaktes, 1 1l,. .3 v le, conbains From
Lo K Fo Bzt ther; 22 af  the
duutins of wainkain  separately

=
recovd o aned agriculibural
stafistie I iebors a2 by Law
dntntly vresgomsiols for Yhes oaemess f itz land revenue, and
iy themis of 3 EowEraekEnt they are repressabed by
ozt 2 Lambardars.  Thess hsadaen are  paid
125wt ioh bheey vepresent by a surcharge of
, s B rewvsres, They  form 3 valuable
el dal . Bhrowsgn which the Deputy Commissiomnsr  and
thie Tah=ildars «omeey the wishss of Sowvscmmenkt Eo the peaple
and secure Bhee carryimg oot af Sheir oy ardees.

W
-4
-
T

For  the purpgoss 2f fhe maindsnance of cewvsnus vecords  and
agrﬁruﬂﬁuna. =tatistics, estabtss ars grouped iunko small

sivoles  bo sach of which 3 Patwari or willage registvar  is
apQWLnted. fEoelk Bwenty of these circles fors the charge of

3 field Kanmungo, wherss doeby 03 bo supsrwiss bthe wordk of  the

Fatwaris.  Bam are szovantis of Dovervrment.

#= mentloned ztove, the DU rarris=z out his responsibiliiteis
with the help o

rambrery ¥ officrals incliode Tebhszildars,
Patwaris and a2 local headman
ole in this bilerarchy 3s playved
inE thes complets vecord of land

gz of Jand i1n his jurisdiction.
Fatwaris are Tow paidd smployess with little opporitunity
for sdwvantemsnt. &z a2 resulii, their record heeping ics not

zt io bribery and fraovd.

callen Lasmbharday.
by the Fatwsrl who mal
wwnErship and on each @)

=0
2
¥
4]
AN T

wery acfurzte and 1= subis

C. RECORD KEEPINDG.

To aid the Deputy Tommiszaocnss in thes meaintenance of records
; zdwise the Board of Revenue and

an officer iz appointed bhnown
fAmong the principal duties of

and resyvsnue
Boweyr namsnt
as Mivrector
the Dairschior

supervision of the patward and  hanunge, and  the
and statictical
the posting of

exponditure of mutation
ingencies conmnected with
2nt and with the reavenue
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The main duticss

£}y the maintenamncs of a
havw=st;

2f the wvillage Patwari are

s follows:

racord af bhe crops groem at avery

23 the beepinn pf the record of rights up-to-date by the
punttual? recorc of muetation; and

P33 the asrrurate preparaticon of =tatisztical returns
embody i ng the information derived from the harvest

inzpertions, regisier of

HQIAY .

acquUry e higan n iaynmEnt
d L R ol - i L

wed il mDyespars & RpUoieCh

ares w1l be developed

nEWEr age,  wotEr supply
S . , o
3 % to L

-

D isranlng Dy oCess
1

dent s fy

putation, and vecord of rights.

for howusing proiects

The loca Juthofztng like LDA and

larnd areas — sither they plan to
oy 3t iz a2 s=tate land. Then they
Tor houes=ing, which meanz=  that the
b cwiging 1nfrastructure 1.e.
roscs =tc.  The proposed  project

Provincial Department of Housing

vy Lahore.

martoent will pramine the project and will assign a

for ivr implexmsntation. The project  w=1d) be

b the Frowinrizl Degeslopment Program after 3t has

proved oo the Frowincial Develupme.t Working Party

or o4 the Dentral Develiopment Worbing Party  (CDHPSY

Tependlng uﬁL" che rost of the projsct. 1 the cost s

melom A 10 oililion then PDYP will approve it and beyond

shis rost the copisct will De approved by the CDHP. This

oo aenl D iz ronducted by the Punjab Development

Toard, which nots as the sscvetariat for the approval of all

the proisci t competence of the Prowvince or

my the Feds 4 Devwslopment Division. After the

soprowal o he Foard will dnclede the project

o the Anno npment Budget. 1t, alenpg with

toe Frowin g% approvzd by the Provincial

CatinetiFro Ht this stage the project
s tands apoy o ty of fund=s is assured.

27
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A-Introduction.

ctencre in 1947 and with its existence

Pabhistan came intn exi
pEperouws ciity, berame the capital of the
te

Barachi, the mont pr

el y created state. Sn eight  HMesber Commission was
roenstituted in Febrwary 1997 to frame recommendations on the
Hationzl Capital. fwong the terms of refersence for this
Tommission wers guest

stinns whether Rarachd was sultable as
the Capitsal beeplng 3w wiwm its geographical lecation,
rommunications, defence, climate and productive binterlandg
and 3 st considered wzui table, the
Coimmlssiosn was WD oo nd andloaer Si1ie.

m Caze

.f¢9f Tony and =chientific <=tudies,
e oo ”Uﬂita! shouwld be shifted
T oan W =1 1te on which Ilslamabad wac

ipn of the Commission were
i te met the reguilrements

of deten 2=, aecthetlc and natural
mezudy 4 oS . 13 wa= zalso in close
oo e imi ey =tan, the internztional

h:ghwa,.

Then  thares o tw o Fawzlipind? which could act
as  the ”thh:v Cﬂtyw dur ing the growth and developmenl of
I=1, nf luenc ing thelr progress, the twin
zit Tigurizh and s5t322 madlntain  their
dis cstructure of the plan provides for a
sy o dewslopment of ceveral functlons., 1t
eyt a2y that i1t showld be able to face in
the he oo ising owut of itz proximity with
the ynp Y mroe A T Rawalpindi. Ths ides s that
Tglamsbad should be serwed by Haxzalpind: yet not face the
danger of bel dotormingled with 3t. 1t would help the
simul taneous 2 coprdinated, but ot necessarily  equal
growth of ths swoe cities. In this way the twin cities would
retain  th2ir  inddwidual characier while at the same fime
they will becocms o part of one and the zame HMetropolitan
area.

commendations ¥ the Lommission weres accepied by the
Governme=nt 10 Juns 1S and Fotowar was declared as  the
Tuturs Capital =z=ite.

B. Haster Plan.

In 1Sad, the Bowernment sppointes /s, Doxides Ass ccrates, a

Grech Firm a8z consuoltant to develep the Haster Plan of

Islamsbad. The Mactzr Flan of Islamabad bhaz  wnderqone
wit ostly by default.

=
changes edthzr by design or by dsfa "
The physical devslopment of the city has mowed 1n soch  a

¥
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divection that it iz Far from the original Master Plan of
the rapital. The Masier Plan is being reviced after a study
which haz been carried pout for the lazt three years, zand s

r
now taking soms shape. The total Yand ares of Islamabad has
thewrn arquired uvodsy the Land Scguizition Act of 1894,

The Hastsr Flan for the Metvopolitan ares of Jslzmabagd and
Rawalpindi haz besn preparsd oo the pri nrmp“e of "Dynappiis™
which means a dyrsmic ity whers the city center grows iIn
direct proportion fto ths gromth of regzdentia] functions.

Four highmayzs with 2 right of way of 2458 meters fref the
frameword: within which 3 grid of sguares, sach measuring 3.1

zquavre bilometers hawve besn plannsd. Two of theze highways
mame ly Ehahrah-e-l=lzxmebad  and  Shabhrabhi-e-Pashmir Tink

Islamabad with the resti of the country and through Shahrah-
e-FPagiiztan, wiith Lahore, Fezhawar, and Pashmir. HMaster Plan
rovwers an ares of 1I1&5.50 square bilometers.

in the Haster FPlan and extends
ore Billpometerzs and s earmarbed
T . In=titutionz of national
omic Rezearch Inztituete and the
Hational Health Laborato = are already functionding in this
ares. Ipstitutions, veguiring large areas of Jand would be
located in thiz= ares. 1t wowld alzo have sparCicus sporis
repters, parbs and exbibitien grouveds. Agricultural, dalry

Islamabhart Pari was Ccresied

QVEeY 3N ares mf =, 15 o

for semi—-urbon

impor tance 5nrn as the ﬁ
ri

and poulitry TJTarms have alsoc besn located in this ares.
I1te Functipenzl scops has alsm besn enlarged to  include
establishment of 2 few Model Yillages, fgrovililes, Suburban
Conters and suitasbhle pisces tn farilitate the settlement of
the displaced Yamilies wear thelr sncectral surrcundings  as

?zT

far as possib

The &0%.¢& metors hioh Shabarparian hill is alse located in
the HMasier Flazn area and sprves as a  wvantage peint. 1t
pgives » panbramic wisw of the oity.

C- Capital Development Avthority.

1t was roncidered sxpedisnt o establizbh an  authority for
making alil QfHdJQQWEHtS for the planning and deve]upmnnt of
lslamabad within the framesorh of 2 regional development
plan. Perhaps the progress of I=lamsbad and the Capital
Development Author bty are so dove-3siled that the progress

-
of ome hat beromes Synonymous with that of the other. The
buge task of dewsloping 2 city within a reasonable time
span, needed &0 organtzaticn which could cope with the
magni tude of  wmord  iowvolved. The Capital Developaent
SGuthor ity cCams  into esizience o 14tk Junsz 1o&. | The
Ordinance, bniwn 2% Capital Development wu*hﬂr tw Ordinance

s
180, was prowuslgated by the Pres sident.

The Authority has been defined as "a body corporate, hgving
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perpetual succession and a common seal, with power, subjeut
to the provizicn of the Ordinance, te acguire and hold
properity, both wmovable snd immowvable, and shall by the said
eRemE Sue S be  sued". The general givrection and
agministration of £ 3 and its aftfairs west in  the
Hoard mhich maw 2xsrc 1} powers and do all acts  and
thingz which may be exsrcizsed by the Aothority. If  any
gueztion az to wheiher any matfer iz 3 matter of policy or
not the decizion pf the Centrasi Bovernmeni s=hall be final.

the Central GCovernment. The
o authorized o appoint Chalrman,
; re  Advizor freoem amongst the

The Bozrd = appoin
Central Gowsr nnzni ﬁs )
Yice Chalrmsn and 2
Hembors.

D- CDA as Municipal Authority.

In 1%&46, ounicipal poweys were alsc delegated to CDA. The
futhority may, with the previous approval in writing of the
Central Bovernment, raize funds for the purpose or raise its
worbing capital fhrough issuance of bonds and debentures

The acquired lantd was placed at the disposal of the Capital
Developrent Ouithority to administer the development of plots

for goueynment ﬁfficera, goweyrnment  servantcs’ hrousing,
marketplizces, place p¥ wmorship, educational buildings,
nmarks, and land for prﬁvaie individuals for howsing. £oA

pperated wunder ithe Municipal Ordinance of 1940 and later on,
wnder the Isiansbad Territpry Lpcal Government Drdinance of
197%.

The dSuthority was to prepare s masier plan and a phased
master progras Tor the development of Capital site, and a
zimilar plan for the rest of the specific arzas, and all
zuch plans ond programs had to be submitied te the Central
Dovernment for approval.

The Suthor ity may, purzuant to the master plan and  the
manier progran,. o2l opon any local agewncy to prepare any
€ ¥ plitation with the Sothority. Sucrh schemes
scific areas. The Suthority may pursuant

ogram, 1¥s2lf prepave, wmhen 1t considers

=p in the public  interest, schemss in

The Suithority may acguive any land in  the

asrcording  to a procedure,  dncwy any

prure iant and wachinery, instruments  and

=0 for thes us enter into and perform all

&,

Sider NECESSary., CaVse Surveys

i, czezrrches 4o be made, 1zsue

velopment orders fory areas for which a mas.ter play

T
"xp@r:m =
interim de
jg wunder prepavaticon and resirict or prohibit any change in
the pzz of land and altersations in bullding, structures and
irnstallations, cause removal of any works obstyructing the
execution of itz schemes and seeh advice from local beodies.
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E- Infrastructure Maintenance.

The SAubthoriky 3lz0 carcies ouwE fumsctions Ee meet the needs
for mmicipal sowd ciwic aaeEnities. [k Eries to maintain a
clzan, h2aithy and hygisnic atsosphere for the inhabitants
af [slamabad. [f alzc gerfores such mundans functions  from
2limimabtion of cod=at aod stesy dogs to grants of  trading

Licmerezs 3 registration  af  bivths and  deaths. The
Isiamabad firz Ffighting and sanitary services and the like

are within the aubit of 0% responsibilities.
F- Qcquisition avd Dispesal of Land.

SLL 1.zl within the =spscificd areas is liable to acquisibtion
by  fhe Authorify with  the  provisions of  the Capital
Development Author ity Ordinance, 1990 (XXILL of 19&0).

The Authority i3 authorized to enbter upon land and undertake
asreliminary  surwsys and sef ouk bouvdar Les. Mo person
mowever, 5 lizbie Eo enber wpon aay building wWithout the
cowseEnt of the oooupier or prior nobice to accupier.

The Oeouby Dommiss acquire Land for the purposes of
the Drdimavcs. This land shouwld be marked oult and  sessured
ard plarmad.  The Gepoky Commissiaonss @may then issue actice
kn  inkerested parties to make claiavs for the special  land.
The particulars of theiv intsrests and any ab jections to the
measurement  are rEcsived (o wribing and a Motice served to
the oooupisr 235 well (uswally affer 1 days of publication
ot first notic=i. The enqgquiry 5 held on 3 particular date,
the Dopuby Coanissiomsr engqueir=s doko the abjections, the
market  walws of Lamt, bhe respactive intevesk nf the party
and  the comgewsation sxpected.  Where any land is acquired
wnder b ord insnoe, the compensation i3 paid counsidering
parket  wvalws, the dansges zipskained by Ehe persaon by
dispossessing  him  of Land, his residence or place of

=5
businass.

141
=
o]
-
=4
t= Qi
i
[}
o
W
‘h

ter the publication of the Motice, as
uty Commizssioner aay enter  upon and

Q

In case of w
=tated abopve,

=
(]
u3
il
o3

n
h
3w

. 2T
. the LRen
take poszession of the land without ravzing the eccupler
unneCessary nconvenience. '

-

The SHuithority or any other peyson agor ieved by an award oY
final order of the Deputy Commissioner may appeal to the
Commiscioner, within fifteen days. Proceedings before him
is desmed to be & judicial procesding within section 193
ang 22% of FPakiztan Penal Code.

The Drdinance allows thz CDA to make regulations consistent
mith the ruoles of all malters for which -regulations are
necessary. 1n exsrcize of the powers conferred by Section
51 of the Capital Development fiuthority Drdinance, 1980, the
auther ity has made the Regulation, called the Land Disposal
lelamabad Fegulation, 1RES. 1t extendgs to the land
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A-

INTRODUCTIDN.

Fawalpingdl 33 an old city, Yte growth accelerated a2 Jittle
it when the Dritizsh sstsblished o Cantonment dn this city.
The most ignpovitant Yactor which brought in dthe prominen-z,
the wiban desziopment in ?amal;:rdx ztarted 1n earnest in
IRED whzin  tne Dapiial of *the country  wazs transfervred to
Islamabzd., #7 that time, T arned that Rawalpindi
wmoutd a2ct  2n oz Zatzllits Town of the new Capital and  the
T Cities i dewveiop b b ¥ tn omepetlng the housing
needs,  of S ITR - ST Y1 cities. Henre the
ropwlztio ndi oorew astor afiler 1980 ;s the
offrcers 3 =¥ the rald Sover nment WEYT &
transd ey % chi to = . Early development of
the oty Zaw 1hs zetanlishament tellite Township between
Fawalplndd zald Izliamsbad.

The growih of zepwelisticon of Fawalpindd since 1951 hasz  been
25 follows:

FERCENTOGE ShHIIAL
YEAR FPOEI_AT TN GRICET e

1951 235,877 —

1951 S SRR O e & .38
172 Sy 2y To3%
172l 235, Ll L G
1?92 1 o2%T , SinD SRR/ e

Thﬁ 1nwual grastsh vate of gopoelation was wore than 7%

tFel sl PITER duricg UF72 2md 1992 the rare was A

ﬁ
&ittle aeeeE a4t oEred 1E o was estimabad that the  aouwwmeal
gremeckly ate Tl rsSmaie shouek %

ooy 1ang T ; . e alvool FE MM hoooes dng
byttt B2 13 hKhes Momiimiosd = Sopreesant, thpy hawe prepared
by —Tam st The o aver et iy carrermed witn thee replaceaent of
{ herwiss they hhawe 1y Scaps

B~ Organizatiou of Municipai Corporation.

Tncal body with 70
Deguty Mayaors. The
csived fram octkrot,
tongs tax  ebo. But
lomment gurpases. Sos

= Fusuds allocated Eo
iﬂ Famaloindi ares. Pos
wprowing the  vzads of bhe

Y
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C—- Master Plan.

s8¥ gts! tipn Urdinance, 1%& (X of
ize wers reguicred o prepare a2
Prazt prepared 5 Master Flan.

Ths g imple ted I Fawaipindi
ner s at  that
*3nm Municipal
Toem Ao appedd by
e Capital
Dy ang  the
Tmmt Municipal
Toro technical

if

ars of  the
Tify = wiier eas
1he & agencies i.e.
R t = by  SBul
Hor t
- PMUMICIPAL CORPORATION L AND DEVEY OPMENT PROCEESS
[T land Jevslopmnent
uEabe R Gdntenance of  the
FALE stonh.

st
% zipmie
Tources us Reports 1993 IQst, 1972, and
IR znd oEnt Authority,
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A- Intraduction.

The Cantovunent Doards were created by the British with a
wiew toj; protsct the Britizh minority reling clezzs frem the
Indians; and o hesp disiance from  their zubjects ({i.e.
Indianzy, There wacs a2 third important resszon for creating

the Cantonment zrzaz and Cantonment Eoard=. Since Cantonment
Boards were to Cater Tor the Briticsh armed forces perzonnel
- which In turn meant asesmenltion dusps Iocated in Cantonment

area and had tp be kept put of thes reach of the Indians who
mwere getiing worz rebelllious 2z time passed.

rtid the Dritiszsh lefi Indis ¢ 1947, the Cantonments
thrived, but a27tsr independsniz the gowernoment of Pahkistan
ook rontru] ot the prynents 211 pver Fabistan and failled

to  maivitald the samz lewvel a=  the British. The
Caest oy ﬂnﬂtd meredare residing ares for servicemen, armed
forres wnits  and contingesnts. The recsiding areas of  the
officers wazs  in LDachelor guartsrs of the “"messes™ -~ for
Sxample  dn Hauxlipnlicdd there are messes for Signals, EHE,
Frtilisery, #iv Force, Joint Stafd  Headguarters, Aviation
sto. pio.

,

th
]
ﬂu

who were married, accommodation had o be
; it for them. Then came

re, houses wevre Dyl
of hnsp:ta]a, siucatioral  nstitwetions and
T (Combined Military Hospitals), Federal
oo znd Lolisges {and more vrecentldly Aroy
. antzen Stores Department) came  into
nopriwasts markels were developed to cater  to
2 Hroyed Foross pevsoaonsl.
o prowite facilisiss on =uch a large scale, some authority
TEE: 3bv10u53w nesdsd.  This auwthority came with the creation
i Cantoomen fomrgd o¥ffrees whder the LCantonment Act  of
il (‘,)aﬂ'.“
H- Master Plan.
The oniy masisr plan avallabls for the Cantonment Board is
*he Inlamebzn/Kawalipindy Maste- Flan of 31%&L. This plan s
romplotely put oFf date and doszs nnt provide wvseful land use
rontrol  mechanizns o the Popasrd. The Board has  its  own
mlanning departmsnt which s primarily involved 1 the
developerent of  fousing schemes for the military officers
zzsigred to thz Dantooment. Disssification of plots 3s  done
Lo the Tollow:nog manneyr: '
Dfficers up to Ly, Coiconel S0y yards
Wo to rank of Colonsl/Brig. £M yards
Mainy BGeneral @rd above MY yards

ok ozt be drowmo fTros the classification
sbhowe that the Cantonment Board housing
= tne Cantonment land for the benefit of its
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g milibarvy officers.

There haz besn o grext desl of land transfered from military
pfficersz %0 priwaste pariiss ower the last four ifo seven
wears., These pipts have been devsloped under the regulati
and authority of the Cantonment Hoard., There s no forma!
devslopment = } process i plare at thiz= time and the
Spproval 3 z2d hoc basis. We are aware of one
private L g subdiviziopn of 212 plots within  the
Cantonment Boarg ares which beiit over 00 of its propozed
homes befors getting 3t 5&&9 plmn approved by  the HBoard.
1t was two Tier the lauvwnching of the prorect that the
Cantonment Timally apprmwed the =ite plan. There 3=
obvwipusly 2 need for a coordinated master planning of the
city among the Municinzsd Corporaticn, the Cantonment Board
and the Fawsipiadi Develooment Huthor i fy.

C- Land Development FProcess.

Spsne and regulations in  the Cantorment Tfor
211o ave cuitdated and thece must be revieed.
The rg haz bzen inefifective in the area of
houwse The bylaws regulate that one third of
the ) re i lding iz to be ronstructed must be
left en. fhiz b= due to lack of supervision
=nd figld ztafi who 21iow cueh buildings o
he ronstrucies thersehey the devzloprent of land is not taking
mlace ronthily oz desirsd by the Cantonment Brard.
The Tantonmment iz trying iis bez=t to maiwntain 2 cleawn
ivwing iw *hm Cdﬁ*@ﬂmﬂ t. However , whenever,
oreseure s put on the Board.
am@ Fehrise were bawned In the

oo ths politiosl pressure they never
. Gereral condition of cleanliness

T+ 31z evident toat ths mawtonwunt Board doez= not speculate

i plods. Ivs 3ok b= =igply to  develop plets, control.

building  acliwity and provide Ciwvic faciliitie= dike ponds,

sireets, mater zuagnply, =ewer, drains, street light=s etc.
ritigs  alsn have the powers to  cancelled
mipt 17 it Discowvers some lrregularity and
gz, of zliptment or Jesse ronditions

Mhenswsr oo 2ilotment iz to be cancelled the matter is  pul
before & board which mgiwes proper notice to the allottee and
ne are mads afier listening to parties.

and regulations, the w30l mum
0 years service dn the defence

forces. 1% 4 iy ming  that these rules and
regulations =lat 'ervitemen hui there 3= a groewing
trend these dayw civilians are actgoiring land In
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Cantonment z2re=a, but this land iz ot 2l1lotted o them.
! i

Jnstead they twy the land fvyom the aldlliottes officers. Flots
@r2> also silotizsd oo the basiz of reward for widows and
children =5 ¥

ztate ithat the total
wEYr , peErmission is Qiven
- If the buwilding is
trurtion period ma2y be
er]; basis.

The Ia
ronstouc
for con
=t3l} i

Ing of temporary
ve 3t ¥z regulated
ted on  land that
1o of  Cantorwment
HBoavrd oDfficer.
are punizshable

Ew lam=, we Find 11llegal
e . Yilegally conniruc ted
519} d sewsrage system. To all
hi ntompetence oy weabness  of
the laws bhawve been  made but

Cantomment S&ct 19249 the house tax

sccording to thes SHylaws of

e charged at =z rate of 5% of assezsed annual rental valoe
of the buldlding.

There are cev

ertaziv conditions whers an sxenpiion s granted
in payment of house tas to widows and children of chaheeds.
iving in their pwn houses are given

Bovernment  Serwants 3
certain Cconcesnions. Pooprs of Cantooeent are aleo given

ronrecsions.

D~ Private Land Development.

Bz Far as privste transaciions of land {(private land =-d
leased lanndd =re conoevned thers is oo law  probibiting,
puying and z2ililng of private land to indiwviduals who cCan
afford to huy 3t. Thers iz noo lisitation on how much land a
merzon 15 =mlliowsd to owne.  Howswer, sale and purchaze  of
lapd 3z regulztsd by Cantownassnt  avthorities. Eince  the
Cantonment ésa“ﬂ i, controlled by the military, it is not
ronrerned about prowviding mechanizes for privats development

¥ find the Cantonment

within Ji=

wo e =
wrisdiiction. e did not
Board =taff af 3 i &

zted in providing any =uch process.

r‘fu-
W

ae

l‘)‘ ‘Jr“e H;.u_h UUL: 4"15;9’ :
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A— INTRODUCTIONM

In 19, the Rawalpindi Develonment futhority »as
zstabliched wmith gualifisd staff to find ways and means For
the development of HRawalpindd city. The Rawalpinds
Develooment Suthoriity (RIS is heavily dependent on  the

gevelppment Tunds zlliocated ito the MMB=s and WPAs of  the
city. The R, bawving no funds of  theily own, are now
olanning o rocperatesencourzge the private developers to
gstabklilsh howsing schemes in Hawalpliodi.

!L

The RS operziez dirsctly wondsy  the conitrol of Punjab
Frovincial Gowsrnment. The Chalrman of the RDA and his
zoopoy ting =27 T :mtiuﬁxng Town Flamnesrs, Englnesrs 2ic. ars
appointed  ty  the Frowincial Bovernment and they recerve
Tunds vrom thes Prowvincial EﬂrD:WWEQf for the development of
Hawalpindi, DS b= alser gepsndent on the development funds
and they nowve thziv oo anruaﬁ budoet of Hs. 50 miilion per
=) T [TH 1 With chzse funds, they hawve dewveloped aboonl G0
hanzis of land snd =old to the private people for housing
schemes. Thiy  have zlzo construcied roads and they are
mlaneingy to consivrwct = Fionn Aoad arcund RBawalpindd. When
thiz : T % t, =owez marginal land clese to the
r oS0 r howsing development.

8- Master Plan

The W& iz a2 relztively new authority and 3t has only had
the Iclamabad Plast Plan to guide it in master planning the
Tity of Fawaip Twer the last two years the RDA  has
bemun 1o outlins seral periphsral areas of the City that
vt wizhes tn mazt nlan and dewelop. Huch of the land in
1hese areas = orivately cwned by individuals or by the 102
housing Sorcisties in operaticn arcund the city. There has
besr Jitkle rontrol ower the develoepment proposal=  of the
sorietises and th iz a need Lo bying theses schemes within
the planning =znd contvel of  the Authority. In effect
Rawaipindi has a thivty o with and s
rurrently v The pyooec dating 1 eriginal master
mlan Jor the twlr :
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£~ Housing Stock

ted in IFEE waz sbhbout 144,630 or 8.63
-  The Rawalpindd Development Sothority
reguirements of howses in Rawalpindi,

) Reguirsment ot the
rate of & pETSnT EEr

mOWS b g wik oVF 573
ey Howsbng Siock — 154,850
ch Barck Long A2t TE3

oy Imneclate replz
¥ dilapidated howse
at the ratse of &5 of

n
F
=

ZFxizting stooh 11,50
=l Total Hpwsing Thortage Ty ST

ronsing, the KRS had  besn  malbing
idential plots nember dng 420,330

fir 2o Plote

{1% Oewslispresng o7 Model
Heznys Ay o= 2481 ammmEs L, 1 Ldp

fedd Small Plats Howsorg
Simeems B37 acrses Bi&, LD

L1181 Two forsa Developowsnt

Sehuaenes

al) 3.2/ acres 13,2340
by 1,322 acres 12, B

Total s42, 2320
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D-Privata Development

The R iz plamning to develop at least 140 hanals of land
for the priwvals developers wnder an scheme called Group
Housztng. R iz willivg to soter inte a joint venture with
the two Growp Howsing sohemes.

A prpocpective Developsr in the RDA area must Fulfill  the
following conditicns:

{3y proof of the pwnership of the land;
§11% feasibility of water zupply, roads, sewerage treatment

the howsing scheme shoould fit intp the town planning
scheme of the RIS, which they are now prepsry ings

Tiwd  the arrangements by the private developers have to be
made with rconcerned =gencies. for  the supply of
utilities.

Duse  to the paucity of funds, the B 1s handicapped in the
development of the bopusing schemes in Rawalpindi. Land in
FRawzlpindi iz aboot Rs. D00 per aore and its development
bout 2.5 timss movre funds (i.e.

& =

ac zerwiced pipts re2Quilres
3 ent sxpenditured, the total

Y
Re. 1.79 miil
cost will be Hz=. .00 md

To date, RDA hawe = 1ist of about 102 Housing Societies. The
reliability and roapstence of  the scocieties  is being
edamined. RIS alz=o ha t of szome areat adjacent ito the
plarnned Ring Road arcund Rawalpindi. The RDA has  developed
schemes  Tor  locus and m ]9 incpme shelter in Rawalpindi.

Theze =chozmes are solif-

The RDEG, at present, do not have any procedure and rules for
the approval of mousing schenes mh cth are eilther prepared by

z public secior agenty or by private sector ‘agency. They
are o an thy process of nraJ&rnwg a Group Howsing Scheme
whick wiill zliow priwvate ssctor  to  participate. The
description of the scheme iz 23 follows:

Housing Schesme s planned 1n
ged by Islamabad Highway, 1.J.
gposed Tirst Ring Road and area
7. Rpoad, Atiock 03 Road uvp to

the wacan
Francipal

falling in betw
Morga and Swan Hiver.

guired for the scheme in
uring S hanals to 100
hanals. Th IW be prepared by a qualified

333 The land wil
Th: 2
copd

Town Planwnes venistered with thes RDA.

one contig

| on

' &
e

or  will aubwi* the =chems on prescribec
{ repared by RDA) along with the
and plans to the Director, Town
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PLanming, ROA.

pproved by a Committce with the

i) Farector , Town Planning Convenor

z) Divertor, LD & EM

=) Mirsctor, TEF

L Myrector, Enginsering; and

5) Divontor, HLE

The Committes S| zubmit thse recommendations
regard:ng  approval of  s=cheme or otherwiese to  the
Director gral, R for decizion.

The cchers will be developed in accovdance with the
ay-out pizn, =ereices plan, approved by the Director
General.

After confivrmationdsverifticatien of the ownership
Jocumsnts by Directur, LI &% EM/LAC, RDA, in favor of
the =gponsor, 2 public notice will be given at  the

expenze uf ihe spontor for inviting public objection.

The sponzor will norigapgs 208 of the recidential plote
age Desd to be executed by

in Tawor of BB o per Mortg
the DMreritopr, LD & EM as 2 guarantes for completion of
devsigpmsnt woybs within the specified period.

F public notice wilil be publiched in the press at  the
expense o sponsor reparding the mortgage of  the
clots.

The sponzor will transisr o the RDMY, free of cost,
the land resorwed Tor roadssstreets, public buildings,
and graveyard as per transfer deed.

The 51amp!iudicial papeys for registration deed w21l
pe  purcnzsed by the sponsor who will alsc bear all
orhey in:hﬁentai expenses. nrluding registration fee
2tc.

The =chemz wmill have an  Independent water supply,
sewerage s ounicipsl waste system duly confivmed by
Local Rodysdagencys/Department/duthority concerned.

The ccheome will be advertised after approval of lay
put of building construction plans.

s masnt bavwe sccessibility from existing road

The schens :
of t that 0 widith. I¥ the appreach voad is
les ' then the sponsor will prowide =gt bach
to fest . Howmswver, the accecssibilzty less

than 2 2t will not be sccepted.
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Hwiid

Hwidid

€ )

The =scheme arza will Sz gnclesed by 3 boundary  wall
and hawve pnly one access to the existing abutting
road.

211 subemit an uwnder-takivg on Stamp Paper
of apprnpwﬁate waine duly attezted by the Court s
3ccaptanse af shove mentioned conditions to

5
W
’ﬂ
14
L]

*
9

The building plans will be aporoved 1n accordance with
the RDA Zuilding Regulations, 19%2.

certificate for wse of the

The prE’F wiWH zubuamit o

Qraveyzrd naintained by the lncal body concerned or he
g3 31 r'v4ﬂ~ suﬁ 0¥ the area cutside the premises of
Er oug Hruanng for the purposs.

will be delivered

The posszssicn of construc ted hn sos
szaed by the RDA.

after conpletion certificates is

The folliowming Tesesfcharges will be pald by the sponsor
to RDA:

a) Security fee of documente ~Rs. 10,000/
k) Approval of layoul plan -Rs. .MM/~
: per ianal
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RAWALPINDI DEVELOPMENT AUTHORITY

PROJECT APPROVAL PROCESS

N

. Director General: = |
/]
Applications| for
o Processing
(@) - -
o Director Town:Planning:".
S A . o
5 3
=4 i8] o
[} Us) [
g Elw 2 -~ Committee - - 3 o
H g3 A EF
5 3o NN
. A gls gl?
) qé = A ——— o 28] v~
5 E ...,'_Dgrector LD&:ML'EJQ s o =
3 9 - Director TEP - o - a &
“ a . Director Engineerin g
A" & Director HLE - 7.
I
| 7
] | (-
8 9lo [ Press Anouncement’ - |
s v >N T
> W@
H Y+ '
o 3 l
Eogm
A vl Information| Received
|
O 3* Private Developers .. - -
LD&EM = Land Development & Environment Management
TEP = Traffic Engineering & Planning
HLE = Health & Engineering
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vI. LAHAORE
DEVELOPMENT
AGENLCIES
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A- Introduction.

Lahore ds an old city. Historiceally, the ity has developed
with o modern town planning roncept. The obvious esxample
of thisz sphysical develiopment is the Halled City which is
st3il present  indicating  the hizkorical development .
Frominent signs marb the war i ates, such as the Lobari
Gate, Mazshmiri Sats, Bhatd Gate, sic

¥ years, has greatly expanded due
amafacturing wunits in the towne of
Tashath Fabkw. Mozt of the work force

nit aress reside in a number of  new
. The iahore Developmsnt Auvthority (LDRY  had
] 1y e rrder in the physical expansion of
the City by mlizmning an iofrastructure system d.e. =ewsrage
and water = § stzrm. PMoreover, the reads planning
of  the city pfﬁ-Jﬂec e raugm quidelins for the locatiorn of
prieties intluding the hatchl asbadies. So far 3%
iz pn arrount of invplvessnt of the public secior

(3.4
why ety
Q
5 =
“*
~

a’

tiouzing =
vas DoSSib
g

iy Yand development, shich provided state land, financi ]
suppor § nd degal auihority for the acguis ition of land

ey
pwhrder 1573 &ct. The main bereficiaries were  the public
¥

zortpr officizls who Tramed rules and regulations  for  the
distributions pusing plots which were tilted in thelr
TawDr . Doy 3 neriod the private serctor wxas hept out
55 2 watter of Y.

long sodern lines maz taken wup
ty  the Lahers Deweslopment fothority in 1980, At present,
the physical and infra urz development of the city of
Lahore iz controllied by 'hree proanizations. They  are as

Tollows:

The thinhing o deve
3

) Lahbhore Metropolitan Corporation (LMC)
Y Lahore Cantorssent Hoard (LCER
Y Larore Develppegnt Author ity (LDAY

B- The bLahore Municipal Corperation.

The Lahrre Metropnlitan Corporation is only concerned with
an  area of 40l souasre bhilpmeters in the madn city, and it

fhhas control  ower bousivng speciflcations improvemnent and
f

replacement oo howses 7y welated problems of

pnfraztructore. Ent the Corporation has the suthority to

Iewy property tanss eic., and maintain nfrastructure and
>

hl
provids @sunicipal zervwires, i.2., vemoval of gar bage,
beepivg the cewsrage dradlns clizan and the cleaning of yveads
etc. This infrastruciurs malntenance 1s vrestricted mainly to
the ©Old City of Lzhore. The Menicipal Corporatilon has no
1t 1= Jimited ito regulaeting  the
t

land  For dewsloposnt, t
= 2nd bk g ronstruction in p

PRy

zoer 3 F A

2t
Jurisgiction.
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C—- The Lahore Cantonment Board.

The Lahers Cactanment  Boszrd cperates under bhe Federal
Cantonewsnk  fot. The rules sl rpnulationﬁ are similar  to
thase  in Rawzlgimdi.  [f hes notifisd the areas which  are
wnde the Caonbforsent Soscd and i85 resgoasible for the
davelopmant  of infrastroctors Losl, voads,  wakesr supply.,
SewErage eho. Mz haee losksd move closely at the rule of bhe
Cantonment @qard irr Rawaloindt £ham at the ove in Lahore

They mave =imilar oowers and dewslop Lasd for housing within
their jurisdicrion aimost erclesively for their own military
persomuel . In fhis vegsrd, =swbstantial  areas have been
davainped by the Lshore Cantorwant Bosvd., To date the Board
has w2l lowsd privabe devslopmsnt of houwsing within its
jusisdict ianm,

D~ The Lahore Development Nuthority.

gz, the Lahore Development Huthority ie
cizes thez most power and authority over
the urbanized area of Lahore.

area of about 2,MMM) =zguare
inrJuﬂu the areas of Lahore, Sheibhupuva,
i r

herpo and the arsas uwp to the

tv s phyzical planning iz  the
Suthor ity has  three main
Phyoiral Plarning  Depariment
ad 38 Mater and Sanitation

the whin  its  the Chief
- z Vice Chzlrman, and 2 Tull-time
fire e depay bments ‘are  assisted by
sodi szt Eeneraliz conpDsing the Authority, The
o g #uthor ity are delegated throuogh an Hct, to
Zis tonsizting of the CThisyd Minmister as Chailvman,
T ow = ¥ the Punlizb Frovincial Eowsrrment and ithe
Sec T Howsing 3 Fhysical Planning, Finance, Local
S Flanning & Developms=nt Department, the Lord
Pharyp oy o e, the Mrector General, Housing & Physical
Flawwnin Tid, T iy Pesber < ¥ the Prowvincral
Preuemb ral FAszenbly and the Ehairmen of the District
Cowrncy & £ Bbadost of the Suthority s approved by the
Thasrman or the Dirscicy GBener o)

fircording to th PHBJ Howsing Censzwvs, the housing population
of Lahpr= was < Gy pnite indicating a shortage of 130,000
wniis. It iz eshtimatsd that watil  the year 20, . the
shortzge of houses will be sboot  Z00,0duy,  allowing six
persons pery houwse. The present houvsing situation in Lahore
that Y of the houwsss a2re pne room, 304 of  the houses
tun rooms, acd the remaitning 408 of the howses are three

is
are
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rooms and above.  Abowut 20X of the houses are 33 years old

AlY  the agenrcics i.e., LTS, Housing & Physical Planning

Department of

Friwvate Copperative Ho
house=z 1n the following
-

middie  Income,

Or DpRE.

the FProwvinc Gowvernment, LML, and the

tiezs are planning to have

— -

2
142 Yor low income, 1.3 for
Ligh-migdle and high 1ncome

*ny II(

LD has site and serwice schesss  which operate in  the
foliowing marwer. First of all, 2t ascguires the land,
gevzipps  the land, and then cells the pleots. 90% of the
mlets it =guars weteys and ths remalining are in  the
ranne T el t Haria or lesz). At
DY BEe et ¥ Mind.
tion Srd was vepsaled in 1985 and cince
" almost rmpossible to acgulre land  from
(s} the long 4y sawn-owt  legal process  as
' °x Land Scovizition Act. Henrce, LDA has
devzloned =2 new nethod in which they gt the landowners  to
sell iand 1o the Suthority at cwrrent pricess subject to  the
ronditio ‘ ¢ ¥ thz developsd plcots will be aliotted
1D lad he remailning 7% of ths plotse will be
2lloid foliowming procedure:
ol public by ballot, 3258 Ffor the
for EBowvermnent Serwvants having a
oy more, i Tor the Chief Minicter
¥ thosy dizabled or destitute, 3%
o for jourvalistelscholars, 2% for
ayitists. '
It i = LD iy provides plots  and

W M

£,

[ %

.

&

-
0

vigrtipm of houeses. LDH in the

s

PR gretsao fhe Co
rast  has tried joint veniures with the private sector  for
the construction of houses for a Jew years, but these
facilities werse miswserd. Howswsr, LDA is open to enter into
rontracts with privates fewslopers if they possess land, and
in  thst case, joint wentures wowid be  possible. Lha 1=
nopeiul  that  its pariticipation with private parties will
orovide the foliowing beneflitse

1)
¥i ¥
I Thez

at  present, d

vz to the Tipancial roopera

e the winds of  the peeople to
znd provide advancez o the

sarties, the houses will
turnover of capital will

gevsloners will fetch good prices for the houses
L 3

wes scandal, the.
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r@blem 1s =zolved,
pach LA for the
re wery bhesvn. One
wod dewin dose o the
rtiszs have SNy aind
up*emented in due

!.!J“!“B

DJ u.x

etz i= o deal with
' ahen up by LD i1s
provizion of water
city, Zuil gas cic.

ch iy have been
rovwe the guality of

=, oy ovided mith
=

rangs from twoe bhedrooms
zenmt ozt of two  bedroom
5 than Rs. G.% m@million,
o R=. 1 miiligpn. This
on by the LDA. The flate
City v thz newspapers on
,
¥ i, Lahore and  1slamabad
i = r atipns madse wnder the Act
of 1BEFY, with the skcepilon »f the period bestween 1973 and
B & i Srt of 1973 was in operation.

I9ES when ths Land Scgoisiticn A
the i the tand Scguisitipn Officer of these
r= of ths “"Collector”™
besn i1n 2 oifficult
t of 1879 becavse
hat 11 tabkes adreosi

P~

Guuthimr h ks 2 yoyed ‘thE‘ o
SRS, the Loraxl Suthoritil
SO ko a:mubrﬁnn JR=Yigls! unﬂer the &

]
Q0 sy nof iand. &= a result of
zhié purchasing land from the
P 0 . &t the zame tise, they
are gr=. 1o purchase land froum
the thaorities permit them to
CONSYy s n the goneral publxc.
LDE d= ozleso purchasing Yand frnm the landownerz at rCuwrrent
market orices with the conditlon that I8 of the developed
mlots mill b2 gluwsn o the Ja sdowmnzr s Tor thelr own  use,
i.e.. 4 romsiruct  Srouses for zale or for  Ee 211ing the
ﬁeveﬁaped nlots. Wndszy the Land Acowisition Act of 18%%, the
recoyd of lsnd rights are fully veglistered by the
Fatmayr 3 SR arunge s Yehsd Tdar . This process 3= Called Jama-
bandi. TF i= drsen wg in duplicakte and shows by whom  the
land is held =25 owner oF oorfgagee &l thz end of the
agricultural year  and by whioem 1t was witivated 3in the
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pharif  and Rabi haraegt of that year. One ropy hazs o be
Tiled in the *ehs by hhe ?th of Sentember, and the other
showid be g tward. H simdlar sitwation of

Tand nt in areas controllied by the
Carnt 1oz of Lahore asnod Rawalpindi.
13 = to be regliztersd wundeyr the
et o =r, the details are available

E = vnder the

1YF3 WAS
to actguive
1t had no
Unds=r these
certor in
welonner to
demand of
0. Thers

wers  nsiancen ate icper mad  developed
Consty Lo roionies in Lahore, bout  there
iz o suzmple of 3 nture o Yar.

The agzstrJtnqn ﬁ 1s 11y Lahpre has been available fTor
the last ] ¥ re. Lus to the opesation of the Land
Arguizitio £ 8L in lhe vrural areacs, most of Lahore
Hgs,  rcomnletoe senerzhip records. The system wnder  the Act
mrowides  that agriculitural Jand cannot be put teo any other
woe  wmdthouod = oermizzicon of the pwoer, oOF if it s
acgulres e e Bowsrrnment,  Yis wse LA be for
romagr houltur sl DUWrposSEs ) truction of indusitry or
fmpuznes =tC. T ohoEt [ o=Es, o 3 ooy have donated the Yay.ll
v the worber=z., but tracsferz hawse not been made o them,
snd the swesrship righits 21311 rest with the landowners. In
4hp rase of the aorisr's desth, the land reveris back to the
T

K]
Iandonnes 5 such reforfs hove Deen avallable for the lazt 40

WEeRr .

sreas of original

i arzas uf the cCity which

¥ the land bhas not been

. But such cazes roenztituie
i the  citw, Howswey , the
he housesfSlard can be detsrminsd

wrbsn e i T ConSk

= i

mariceityral land oad the central

were buiit ooz, the pen o

wpdated and iz oDt aval

TN ly Zd of thes o
Y

TR

(T l{!

ownership /el sy e
G fme Tm Terad o e

rmined by presenting  the

iy Present pwrorzntp can be dete
record @3 s owoDr . HIs rlaim s publicizes in  the
pewspapsr s, 2nd 1§ theve are  no clzimz, then the
pwnerzhip of the land/hovse s reqlistered in the name

‘nf the owner .
The Denner '
time, €a
3t
it

who has Yived there for 2 long
its  ownership by providieg a
hey of the prn"incial Pzceubly,

rigct Counc3d. Certificates

e

i

certifi
B I YN
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shonid bSHe counterzigned by o Hember of the Mational
Hezembiy. I¥ pwrnerzhip 3= determined pn the hasis of
ar affidavit rcertifving that no Jitigation on the
properity s in the Dourtz, & certificate has to be

ta - 25 95 where the property

. avit haz to be
trict ﬂffn ey and by a Mesgher of

Thz land developeosnt proczss in Labhore 3s wery similar  to
the propoesz wused by the LD In Islamabad anod the R"R in
Mawmzmipindd, ¥ theon developed fo the
Authority to args'ﬁ* ano and orpywide serviced plots on the
lang. Howewe and recentiy in Rawalpindi,
she zoryizsd o @allprated to  gowernment
2PEDIDyEEE. indicated that the pace of
gevslopment, government has provided the
nerviced plots, ceheme which 1s 10 yearsz old
rormal iy hsa only  ZWEE itz howzes constructed on  the
developed 3 mlioyes cwners of  the plots
wsasal by by netructed  for zpeculation

pur poses bee ter prices than construcied
3 o : ¥ individuals who want to own
a howsz  ar Jar wiith the procedurs= of obtailning

Yoans from

RIDUSEs., EXTS

I Lahore, z havrdiy availlabliz, and 3¥ 1t is,
then 3% s 3 oigres. Mostly, private land s
pwinzd by Sdnal . In the casze of private land, 7
it s Con a8 Houwszing Schemns, either by the
amndleord o s par . then he has o prove that area
iz ipcated  ivw  the juorisdiction of LD, He appliles for
permission  to fewvslop that ares Tor howsing pUrpeosES, then
LD¥  grants ke pereaission within 2 months. after the
ocermission  has  besnm grantsd. the housinn scheme plan 3s
submitted for approwal and it s sanctilonsd very quichlyf

Me dig not gp dwio detsild oo the land develepwent process in
Labore bherause thare is littls land avaldllable for jarge
seale privatzs  ozve ] Rawalpindi and Izlamabad

3 1
of warant land s=witable for

thevye i1z =fiil a2 oo
e

oublic and private )i Nt .

H- Private Sector Land Development.

Thers 3is no pyocEss o pilacte which encourages private ¥ and
developmsnt. &= iwmdirzited abowe private sector Jand
dewslopmant iz furither haspered by the Tact that aost of the

2
n arga of Lahprs iz in zamall bits
tle for consolidation intc large
iz planning a  large nuesbsr  of
iopments within the city . The

wpmaxw*nq land i the wrba
= g iz npi swit
housm g tract '

highsr dens
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private EEC%E the 113 houvsing =schemes
ronsisting of for development . There is

another fatrch of HUU gchprea which will provide about 40

L300
flats which zre in the planning stane, although che
#eriL?j?dt i = DEsn ﬁD;tQﬂJE@ due to zhovtage of funds.

The Tiats wili Be zold ot current prices and the schemes
il Y matuwre doring the nest S o & years.

k;

Lﬂﬁ does ot 51 low myd gvelopers to wrovide on site
Ymprovements LI 2% o ter znd sewgr, electricity and
ohone lines., These ars | ded ty the puihority at a’ se

rost to  the dewelopsy Howswver , o g2t any of thesze
serwices. prowided in o3 fashion the appropriats
pfficialzs must e “psid™ raizd the costs to  much  bigher
thaw wowld oz fhe rase 3F the on =ite development were
provided by the dewslopery himseld. This has greatliy
J’CEQLF e iwate dewelooasni within the juwiszdiction of

Wit  much of the avazilable land zlrvready develeoeped the LDA
shoulid provicte asssiztancz $o private developersz so that the
T emal R ng Tand in the whan area eof Lahore can be
efficiently dewvelopsd. Me Jound nothing but  distrust ang
zuenizion of  the private secior when we interviewed LDA

Srcordinn  to the recent rules, LIS provides  the sevvices
Dleaas  to b cleared by WAPDG for  the elecirical

znd witk LSTH fTor the water supply and sewerzge.

nie =zizris whzn the private developer ootains the

o referred 1o ahowve, and then the area it

. Tt ta mandsiory for the private developers to

2
i
&)

5 e

agreement with LDA  for the provision of
a “turn-key basiz", as LDAH follows all the

pT WEFDE, WAaSh, etc. .

£ oAzl R priwvate developers made their L 130y

arrangzrents Tor  the provizion of infrastrocture, but

E 3 the poople of the arsa complained.

; = water zupply and sSewsrage systes

which nas bhesn dewveloped with the

azsiztant s muT]ﬂ Banb . Thece sysiems are  now
coapliete A sz th mﬂrtuern part of the city s

fendied o the sowuth. Thi=
YR =¥ ; > ers to link wup with the
Ty znd sewsrans wiini the Trunk System. The cost
b pev Manal, of Re. 2& per.

=

=

-

i
-

»
_.l,) = »,t..u,'_’ D&
.

of  thi= ar 3
zomizr e mets main oy b in Lahpre i1z to develop open
=pafes whic S amEsr 10D ﬁun to dave]upment. Hatey is
avaidable snre and can be suprlled fo any area in
L ahore.

&t present, the rozt of development per banal (about Qb
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zoquare meterzd s sbowvt Hs.o [, el This development
incindes roads, water zupnly, Tewsrzge, electricity, Sui gas
and ppen spaces for parks and gardens

LDy i1z trying o motlwvate peopls to conmstruct houses  under
the abowes-nentionsd Joint wentors schemes and as  sxplained
zbowe, plan ths T Lahore becaunse space
is tgcmmhng LA has vules ang
ng schemes, a5 well as
avallable in printed
a2 =2 freguently
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A- INTRODUCT LONM.

The =tudy was coamissipned to document the land acopisittion
procees  in  the Punlak and 1tz determine how  the  land
srquisition process donacts on land dewslopment and plarning
a2t the MHunicipnal lewsi. 1t is clear  that there 1= an
2laborate systenm in piacs o acoolve land, It i= ouitdated,
Buirsaurcyratic grnd cusberzome, and ofien tabksz many years o
resobve dndiwidual lang lzswes. &= oz reswult ¥t ¥s & major
Yanning and land development 3In
[y

.
impediment fo gowsrneEnt o
warant arzas arooad ik rban centers to accommodate rapid
growth In oopulstion. B ien Jand has besn acgulred by
government for howsing it haz bheen mainly for the bensfit of
government empiceses and thers has Leen little land acquired
sguant ly been matde available to

by poveErnment which bhan subse
— . - — e WS
th gensral publio.

&= the wrban centers continuwe to grow  the govermment is
oetting increazingly zware of the nadeguacy of its
policies Fuv prosision of land to the private sector. We
frawee Loen 1 g whe Sawslpindd Development Authority
asbking 1t Ftabe a dembnstration project 23imed  at
scquiving tract o ltand, providing technical
asSizstance lopmeEnt of = caplital marbket Fioancial
patbage  fc he development of infrastruciore, and
thei Yo asc & =tructuwre o program by which the land
couwld  then at market walue it private sector
Aewe damer 2 wns woulid bullo poltd wnit subdivisions according
1 AL stasonsds. The sntive process continuwss  to depend
mEavily Do the dornal land wse ax#hnr tigz to acguire and
Lywr to ithe land. Thers iz & second

e ﬁﬂﬁlmm d it major policy veforms

ornd spovoach iz te rationalize the

titling., regictration and Yransfer

Ti-blows private zeciopr real estate
o raoid snd cheap transfer of Iand

znsfer iz the same i1n  all

Land  tidbiv spistration and trs
T r dadis s diizcussed above. Fabiztan does have a
se2ll dswsloos o of record beeping for the purposes  of

tlliz=cie i rewvenue which was developed during the
Mughai perio 1 vitles doowsents must be registered wnder
the Land He tipn &t of IF0OB. Failure to register any

wrent legalily insfiective wnder the
Srt. Stamp dutiez, high land transfer and
Tees ant collateral wealth tax liabilities
mejinr fzctors in discouraning the proper

document  m
Laindd Regls
Y ard v -‘:.:'gl‘ :.JI
thawe 2311 o
recording ot

4

-~

transactions e Fabistan. This in turn has
wbthoh bE 2 inzccurate, ceonfusing,

rrzated A rremely
s isct Lo and diffirult to work with 3in legal
proreedings.
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CURRENT HOUSIKNG ACCESS.

o describe the esjor segments of
Ezss By Lawved aved howsdimy.

tUrhan pnor. gavernwent Land on the edges

0¥ trs urbas y zubdivide and =ell off the
sezadtaint lazses of people. Mavy of
theze  famd igratsd to the wrban areas
lonking fo untties. These Familiez pay
throe or To Tor twenty Toot by twenty foot
pioce of 3 the government land Illegally
e taad i T U 25 money and materialz
heEroms gwal 2 FTairiy efficient informal
howsling =edt & great deal of lowsr cost
she it e ) yngEs of the whban areas,
mopErially  iw bado Homswsr, 1t does=s not provide
sdequate an\ESfTLE“UVE wiich pnly comss after the Informal
coemmaernity swenpands o the point where is can sxercise come
poiitical suscls and get the Jocal couwncdllor to address the
oroblzwes o7 n2 glectricity znd  nadeguate water <supply,

=1
&
11
[ 9
"
4
i
¢
A
L)
v

Government emplayeas. # second large group of pepple are the
roment  sooipyeRes  who ares for the most part sllocated

Qo

plots oy flatzs deperding wpon grade and connections. This
by the maior soorce of howse boellding activity o Labheore,
Rawalipindi  and lziamabsd. Mest larger =cale, zerviced plot
dewslppment o the urbkan areas has besn for the benefit of

hivd group {exclouding a smal l

iztanizs whoe can afferd te purchase

o have the monsy te build a home

iwate cector worbkeres, artisans,
=

Private sector.
parrentage of weal
land it markst v,
on the landd ﬁ

i
,-k ot

shopheepsr , al zlazsezs The wast mwmajority of
wrbhan swplowed z comprise the remalnder of the
orivate sz o . dolie income professionale and
shophespers =lzo ppopor tunitlies to own  properiy.
iith | the help of nd frisnds they are often able to
Timance ths purchase 2iot of land znd then builld on the
land when timse a | prces allow. Urban laborers and

= makes up the remalnder of the

or ivate szctor mawe little or no access  to land
gxrept  throough t ger pyopress described above or on
land owred by their landlord,

rural  agricwl o

R
.

C~ CITIBANK EXPERIENCE.

Iue to the high cost of slapp duty tax and Corporation tax

mo=t lamd tracsactions  are net legally registered v
Fakistan tndqy. In some areas power of atiorney is wsed, in
oiher aresas all went lzttevs avre used, and I many Cases B
zalss agreemsnt M)l’h iz ot regiztered 3= the only prove of
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the ¢

the Cow
eing oi
Fowmived
wsed Tl

acttion. This of couwrsze has o legal =tandino in
=. Hzlow we dezcribe how the cwurrent system is
c W dus itz the high tfransaction costs
titie In Pabistan. We have
Cpnpany of  Labhore as  an
titiing and tranzsfer that
the rﬂuntv'

1. Ready Pirapetrty. Thiz is & property wmith the hoose
completed and ready for oorupancy. Cifibank s proposing to
Ypan up to &5 of the total land and  improvement {(houce)
walue wvp to 3 masieoun lozn of 2,000,000 rupees. They will
allow the borrowsr 1o use op to Z0X of hiz, her or co-
oy rower s, et werafiable jncome to pay  the mowh b Yy
grvstal Levniks oo the Loam.

. Under Construction. Thiz is a propsrty where the

borrowes has Ciz2ar fitle fo fhe [ead aod wants Ciktiband  Eo
Fimanoe Ewe corzdrwcbion of & hoes oo Ehe Lasd., This is the
main product lios by which Citibank may e able to conplets
= csignificant n.-w’bem' nf h-uut- ings. Citibank has 228 pending
Spplications i Lhmder uw~tVMFFLWW loyamrs. Many of these
loasws are froer el d—emi Sl iw isimmwes unrrenkly unders
corsErus £ ion by e Lows ﬂEVFﬂDpEri i Lahore. Citibank will
loam wp to &0 af the tobtal isgrowvemsnt caloe (howse  buad
sk Lamdd of Khe propecty wp 22 maximomsm Loam of 2, 0N 00
FLUEEeE. Samms J0W of st income can be wsed b sorvice  tha

1d.31m.

l'!

3. inder Contruction-With Land Financinn. Same az above
with the finzncirng =¥ the land purchase as part of the
transactlon snd  morigage. !t has onot  been pozssible  for
Citibarh +to work oot 2 proeoresm which w3l allow  them  to
'he purchaze of land. In efiect, thiz product bhas
' welivered to the tustomesr due o

Blems surrounding Jegal title
tp Iand., Foliowing arse some of the fess involved and how
they a2pply in warious tipns. The fesostaxes mentioned
a2low  sliso aprly fo Ready Properdy. The criteria = when
Jang or cexpleted house is bought from a thivd party, these

r

*-1' i ‘rv-a'ﬂr =

D- HIBH TRANSACTIDN CDS5TS.

The current systewm with itz high transaction costs  is
crippling the lantd development process in Pabkistan and will
continue to do o ez long az the high transaction ceosts
remain i pya o, fz o Tirst sisp government could Jowsr the
transaction cost involved ivn land registraticen and tranz=fer.
5 Formal land titling sysitsm will regquire a longer term
=ffort Hut the dinlogus on  this  iszue  shonwld commence

immediately.

f° low cost

and transfer and regiztration system is a
necessary Tirst step Tor the esta

blichment of a strong
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formal privais sector bousing dnduestry in Pabisian. Indeec,
such & =system is a necessity Tor mabing the legal gysteﬁ
more e¥fective and rzsponsive and would have a positive
gffect D Qoo u*wmun% and ths cnuntry“g DL ONDMY . For
QoweEyr rmeEnt irem £asis fovy collecting
bied i th we. For the sconomy, it
@nu“ﬁ zas. of Yand development,
ior g i ! dewvelopment, az well aé
the  how . ez oy oesmentzs on Yand
efifzct he people on & dadly bazsis.
Feguwl or i = ing Fals! ietrztion, transfer and
tiEYing  wowid of  new wealth and
diewve ) ormsint ]

£~ VALUATION TAPLES.

The costs of iand tranzfer ars high, Jargely becsuse of
LD et toeEs o be deopsitisd :n the form of
regiztration charges, Stamp ooty anﬂ the local government
property transfer fes. Iin the Funj thiz comes to 12.5% of
the walue the 1y ; The vaﬂue of the transaction
refers are impovesments on the land a
SoDara ided. FTo bring some measure of
ey Al and waluation the Tax people
EX I & tration haw establiched stamp
ity r use of oy Dper by trezidential,
Commsrc izl , sach area inn =2 towndcity. This
sstzblishes = rinimus seiscs price per  wavrla, called the
Walwation Tabls, which neves the basis for determining the
=t gty Dys & LranEATLION.

To  fory eystem the Stamp Act  of
I 3%F was the rates were increased
S RO s raised again iIn 19v2.
Niormal iy, ; i Yalustion Tables is  much
Lagpze  than thr oaciwal market value of the land, The zsyztem
foss  npt  prowicts & good relilection of land wvalues  in the
Frowhnre srd iz swuhisrct  $n manipulation by Dickrict
nffﬁrﬁals- 1+ mzE o many  CaEes  allowed  the formal
weg:at atiz o land ozt low walues and provided Jower tax
&R BN ES fnr tbé Loy

F— PROVINUDIAL THXES.

Tolcus we DISCuEs the tases associated with land registration
o transfer. 1o the aggregaite it iz a wvery substantial
ropst.

This fee is

Stamp Duty requived ka register land in Punjab.

B it i lavd. T the Panjab the goverasent
has Lamd which provides the lamd  wvalue
Loy g Proswites. fs discussed sbowve, this
rak ity Sy-stem seis the walos for Lamd tramsactions in eost
e 3TRAs .

&2
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Commercial Bank “customers” zre charged only 1% stamp  doty
prn 2 land title franzaction. Houwse Building Finance
Corporatiprn (HEFLE has been given the same status for ats
housiry icans,. Mew Housdng Finsnce CDompanies {HFC's) do not
hawve thiz fax breab. HFD's want boeth the buver and seller in
3% Yaznd dransaciion to be declared 3 “customer™ for =l 1 avngd
transactions nﬁvfh re cliearly mades for purposses of  howusing
i ; ri 13

Tinance. El aeller fo trancsfer the
roper ty D mowld hold title to  the
myDoer Ty gy ~nrtqage. Onrce the mor tgage
iz padgd of ; sTer thz property o the
buyer Shor e ooy ioth transaction cowld then be wnderdaben
at 3 reIsDn : g : than  the exorbkitant 0%
zurrently o isfers.

Corporation Yar. This = a tax of £.5% of the walue of the
band  which the frban Development  Authorities charge to
pfficially regizster a cales deed changing the title 4o land
yn theilr wban jnvrisdictions. This fee must e paid in
ronjunction  with  the Etamp Duty dezcribed in (1}  above.
Therefore, & minleus of 12.5¢ of the land valus iz charged
to legaliy transfer and publicly register the title. HFC
Jawyerz are insizting ow legal title, as a precondition for
2 oortgags  losn. Paving Stamp Dutw znd Corporation Fees
constitutes the bhest method for obitsining legal title 2n the
Fun gzt .

Capital WYalue Tax. Thiz i1z =2 5% wealth tax on  the
transaction. The 5% mealith tax only appliles to Hon-fAssezsees
{oepple who  avre oot 713 Iyw vegistered as  Incoome  tax

J B

Foment indicatesd that  the 5%
¥ Jand transactipnz, but that
forcing the cellection of the

payersd. Heweesy o

Capital YWalwe Tk appll
o

tzw on reglsitered s —  they bhave only been
rollecting 3t frowe noune— sess. The government policy on
hiz tax nesds i he d. Thiz c@rtdxnty provides

Excise Lewy. Thiz iz 2 2% tax on howusing construction

. There iz zome confusion as Lo

et byer = ol ol 1} hmewsing construction over a

rertain waliue or self-rconstructed wnits (by individuals) are

exempt Trom thiz tzz. Developers” constructicn of multi-vnit
%

subdivizsions s subjesct to the

walued

6—- TAX EVASION.

aothing  is straight forward when you are

Uhref oo twnately,
talking about iand *ran;actignn in Pakistan. Every area has
ite, owmn yules and practices. I Labore for example, there

M

are seweral oifforsnt arsas including the LDA, HMunicipal

Corpoirztipn area, Cantonoent Beoard area, sev veral hundred

bui idging socisty proiect areas, and non-wrban o Cwrbani zing

dastrict = Lo The Defense Society area in Lahore 1= a
b

e ©F how Jland transacticns  ore wondertaken to
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aveid registration taxss.,

Latore Cantonsent Cooperative Housing Society (LCCHS). The
sz baty  has 2 Largs frsch of subdivided Land ke which it
fzldz legal bitie £ iv fhe Fore of a2 lowg bere leass or
Fores myld, I lgcated ths lamd parcels to members of  the
sosiety ab Fiwsd grices.  Jwership 15 given  theroogh  an
2l lastemant k£ ' Socicsty ko the buyer. A fee of
ity this aLEmtment lektar.

izt by the gemerasl public  as
=3 sk itk legal title

2y imy Yhe L% :Eamp dezbyw  3md the

2.5 margorasbior fee fo L, leosl registration land znd

afficizl fSrawvvsfse of Kitle i possible

T MM rupeEses
The ailotesnk
TS I ST = Tol oK
wrwdee B Lz

G

Trhez 3mmated iy mers 3 that 1F she bewyse o the LCCHS area does
Pay Lhz regolred shamg deby ard cCorpoestion basmes he will be
redoos ity B mavkat wales of Gis pgroperty. Since there 1S
Tikelss o0 w3 Forsesl bowsiomy Cimamce, fa the LDCHS area,  the
wast majoriby of e fraresscbiomss are dome bhoowgh o oan
al!m*mpnt Lt her Trea allotmenkt lebber cosks F3,60000  rupaes
and i i red as gutsershig. S 1F an individual buys  a
plat af .und bu:lda 3 ooz, and pays bt fees necessary o
abtain legal title, he czmwot sell the properkty in the apen
aar-bet sl Sk teminq 2 Llavge loss, =since his propeciy  has
tn  compete wmith obher gropecties for zale shich hawve only
21 bataent ey it hawe the addsd 12.5% cost. In
Dz farss L o bl b that for 2 howuss

= il

zruf Lawd M *h@ ey pays RS

T IHED by o Lmgal  Registration
fihe  ormmasze weald hass frogay abt Lesst 1E-E$, LIS R S
oz i ozl 3 Bas A FVAEE 3 Fra i qwash casesl, this
momes ko 3 oost of sl Z5, 00N o 3 ragisbared  Kanm payer

s, 2l hence foe can afford
L=gal Eitle in any botliding

Aard Fa. S0,
we L3k Liwoasnt iuns T

&
society 2tUsSa.

Lahore Development Authority Area (LDAY. In the LDA area the
wask ajority af Lavd fransactioms are cow bebed through &
zales sgresment bebwssn fhe buayer and ze elisr and 2 powsr  of
attargsy  in Fawor  of She bowsr in respact B the Dand
inwelwed. This circumeaencs both kthe stamp nuty Fax aed B
Paia Tyl Lo Y o Bl ) EEEa The mower of abtermey wshich 03 curvenbly
2z popalar bas besa Torcad on e sgemeral populace by  the
exorbitant  oocscoreEnt charges for bransfer 3 ﬂeqal title.
1

[t is poesible that ths Proviocial GoverminnEnl Losimg &
Laras  amount  oof eawses and distorting the bf tem ko an

axbant wdhsrs sy dirficult o and SspEnsive to
provide A FYERE #har ks . The Prowimotal quvernmen?‘s
respanse has besn to ask HECDs by prows that they are  lesing
revenus from o Sue ocurrsat fas opolicy. & skady meeds  to  be
windiee takean to FEs b2 results af o a fee
i b i om. Trere definttely assds o be a rationalizakion
oF bz fess ivwalved in Sransfer and registration of Land.

il

b BEST AVAILABLE COPY



PUNJAB PROVINCE

ADMINISTRATIVE SET-UP FOR LAND MANAGEMENT

Provincial Government:
Minister for Revenues.

|  Boardof Revenues |
N
| Commissioners
E Deputy Comrmissioners
- Tehsil Dar
| - Niab-Tehsil Dar
- Kanungo ¢ '
|
!
/ A
[ Pawai ¢ o[~ LambarDar

‘Rep. of Land Owners
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I the LA arzas i1 31z wery L3fficult to book morigage loans
dus  tp ithe wide wvss ol powsr of attorney. Manyw potential
cuztogers  havs power f atiorney ownership of land but 3t
may k2 the TFitik zwuch zales desd and power of atiorney
izzed on an  ivddliwiguwsl parcel zinces the land was lasit
FTormally replsteved. This mulitiple powsr  of attorney
zitpa 2 fTicwlt For nders to contact  the
izx=t j iy fficult o gt his
1nteres ¥ mezs. Forciwg the
Densy 5l tranzactions s bad
Dbl e s DN revenues.
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The current cystem with itz high transaction cests is
crippling the land development process in Pabistan and  will
tentinue tc do so as long as the high transaction costs
remairn v piace.

The second major problem in the land development process 3
Pakistan 3= the role assumed by the government in thi
proCecs. The gowvernment has become dewvslcper as well as
regulator and has provided the majority of serviced plets in
the wvrpanized arsas of the FPunjab. Un¥or tunately, this
developed land has not been made avallable te the genseral
public bt has been sold off to government soaployvees  and
politicrians. and friends at wery low pr.ces. Az & result,
there is 1ittle ztate land =vailable in Lahocre and Marachi
and orly limdited gowarnment speoensored development s
pcrwrying in Rawalpinddl and Islamabad.

This sitwuation has to change ! f development e 4o ncocwr on 2
large =rale and provide for ithe growing howszing demand in
the country. Hs siated before, the government should remove
iteedt JTrom the rple of physical development and prowvide
Functional Jond development process which allow the private
sector to develop land in wrban arsas. Gover nment chould
regulate and contrel wban development. It should not be
involved in the development of land for ite pvn benefit.

BLGT AVAiLABLE COPY
67



Dl

%

LBl

el

L3

£

)]

+FY

Tw..

ul

LOFY

{

BEST AVAILARLE

68



