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SYHOPSIS

This is an analytical study evolving a process the
evolution of an Urban Renewal llethodology for the absolete
areas of the City of Colombo,

The process begins with the identification of these arees
vhere condition of sociml, economic and physical are worse
than those prevalling elsewhere in the City.

The identification and selcction of the problem areas lead
to an in depth analysis. The synthesis of date that follows,
highlights the problems and the potential of the area.

At the end,ef g programme of urben reneval is formulated
drawing lessons from similsr approaches in other parts of the
world together with a zoning scheme and a detail layout plsn
for the Panchikawatta area development.

The study censistg. of the, Lollowing  geven stepss

1.\ 5Bhe' objcetive 'of' the study 'are'stated here in the light
of the soeial and physical conditions of the problem
arcasSe

2+ The Historical back ground of the City and the growth
of najor prodblems of the city in general and a detail
analysis of such problems in absolete areas relating to
the socio-economic and physical functions are prescented
here.

3, This part of the document describes the methodology of
identifying the oxtent of absolescence and locates
absolete areas for further study.

4. The selected areas is studied in detail. The survey.and
the outcome are presented here in quantitative terms.
It also records the-nceds and aspirations of the people
of the selected areaw
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This part of the analysis devoted to evolve objectives of
urban renewal in the ground of other countries experiences
acquired in this respect. The carrying out of urban
renewal programme to.a large oxtent depends on capabilities
of plammning agoncies. This analyticel part was undertaken

- in this step.

6o

Te

Having evolved the objectives of renewal. and .reneval
capabllitios of planning agencies this part has extended
further covering the analysisAof prodblems involved in
zoning a2llocation. '

In the last stage of this study a zoning scheme and a
detail layout plan were formulated considering the
potential and the problems of Panchikavatta afea. The
cost and benefits of implementing this Urban Renewal
Project vere analysed. and it was conecluded that the Urban

-ienemal project. can.bae made; viableg in .t erms of social and

economic congidevationsg.

\9
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1.1

Tele

1¢1.2

INTODUCTTON

During the past centmry Colombo grew from a small
seaport-towm to its pregent letropolitan status.
Today, it is the primate City of Sri Lenka, and
plays a decisive role in the development.of the
Nation. It is the financial, commercial, industrial,
end administrative centre of the country.

Over the years the growth of various activities has
resulted in a corresponding demand for transformation
of the physical, .social and economical fabric of.

the City. Consequently, there are absolete areas
vhere inappropriate physical development existsy it
is timely to consider renewale.

The grorth of Colombo over the pact century resulted

#in several large raveas, been left absolete in today's
_%ermg. | -Obesokecence boing)due to  over-crowing and

1.2.1

-3eck of amenitiep sugh as water, electricity, sewerage,

etcs This inadequacy of services have damaged the
environmental quality of these areas. There cxists
land misuse, Vaste, pollution and other damages. On
the other hand, according to tho socio-cconomic e .
characteristics, living stands of the Dosple of these

areas are very low.

The situation 6f absoleecence has now . he viewed
against the backaround of the most priming problems
facing Colombo. There being population, shelter, ,
employment, health and nutrition, land use, environmental
quality, etc. Solutions to these priming problems
predominantly lie in affecting renewal programmes in

the obsolete areas of the City.

Presently the opportunities for finding solutions and
thereby City development had not been possible due to
constraints offered by the obsolete areas of Colombo.
It is, therefore, timely to affect ronewal progrommes
and expeditiously carry out City develipmente




1e1.3

-\

)

‘4

Thé proper planning and development renewal
project is vital and therefore it is opportune to
exaomine and identify an appropriate methodology
for carrying out renewal policies in Colombb.

Towards this end the study will focus its attention
on an area bounded within the triangle of Maradana
st Division, Sri Sengaraja Mavathe and Panchikawatte
Road, to étudy and demonstrate rencval methodology
which could become applicable to other similar

areas in the City. ,

- The objectives of this gtudy ares

To identify obsolete areas of the City vhich needs
renewal due to the cxistence of pressing socio-~economic
and physical conditions which therefore call for
expeditious action.

Having 1dentified obsolete. arcas. and the extend of
obgolescence of the City, to make an in.depth study
of the nature of problems in such areas.

To match the most priming problems of the City against
the pmtpntial offered by obsolete areas.

To explore possible ways of mobilising necessavry
resources and overcome or modify constraints to
enable the areas to meet the development in todays
terms.

To draw 1essbns from study of renewal programmes..
formulated in other parts of the world to meet the
needs of obsolote areas.

To make recommenddtions on an appropriate methodology
for effocting urban renewal programmes,




‘!% '

FOUNY_OF Wi 6TTYR SRt

@olombo‘hao'boom'a comrioxeir) Port of hictorieal -

Anportoneo oinco Sth contury AeDe

Turdns tho pordod fron tho 9%h %o tho 16%h econturios

4% doveloped as em Important ¢rpling ecnftro nnd von..

" uced by Arad, Porpian, Indion ond.Chincoe actioncln,

2211
 gormumity aftor tho Poriuguono aceidoninlly
© digcovored Svi Tomba in 9505

_2¢108

T4 wno tho hudb o2 ¢he opieo ¢rados

Tho City o° Colembo doeamo opon to the Mavopoon

'The Portummose with tho porminolon of tho thon

mling Ting, oponod o wedins clotion end oubnoquonkly
conntEntad) o CarEEnE ot inasl oberort vhore the
Maomn HAA-nAChoyto ‘ondaved earplintc nonopoly of tho
Zorodmttiadod" Turing the pordo? of Portu-uoso
ecoupotion $ho Gity ven phypiecily oxpondéd to o
eorinin oziont, | |

2ho Portusuono eccupntion endod vith tho coisuxe 0f
shoe naritimo provinces by tho ™aitche Tho Mutcgh
occupiod Colomhbs, o poricd of 140 goorpe Thoy.

‘donolinhod many portn of tho old Potuavose City ond

 zebuilt othoro aftor tho Puteh mowmors (1) Horwew

26763

ronds vore worleced by obroishdtor and brondor
thovourhfores. !'rolots, houcos, Churches, otes

vomo oproad by tho mido of thoro woll budlé

throuheosose

Do Britdch ecptured folenks in 1794 ond aftor tho
onnoration of the Kondyem towritory in 1815, the

ity of Colenko bocemo the coditel o2 the vhole -
dnlands At tho Dofivmin~ of tho British povried the

Gity arow in ito oxntont end im iis populotions




262

24241

242¢24

20243

‘6

It's development was encouraged by the development
of the Coffee Industxy in Sri lLanka. The )
construction of the breakwater creating a.fine
harbour and the opening of the Suez Canal, greatly
added its volume of shipping and accelerated the
development of the City.

(1) Hulugalla, A.A.Je = Contenary Volume of the.
Colombo Municipal Cauncil {1865~1965) C.!1,Ce

Physical and Social Fxpangion of the City.

In early British times, the administrative activities
concentrated in Fort while the commercial activities
were centred mostly in Pettah,

The devellopment ldand movemente! ofl (@ommercial acitivities
—are indicated by ‘the"names of streets, such as, 014

llooxr Street, New lloor Street, Chetty Sgreet, Now Chotty
Street, etc.

By this time Mutwal, Grendpass and Hultsdorp areas.became
fashionable suﬁurbs were high governmen£ officials,
leading doctoxrs and lawyers lived, High class

ginhalese familios wre mostly congregated around
Wolvendaal and Messenger Street. '

Colombo Chetty shreffs end merchants lived mostly in.
New Chotty Street while Chettiars who .came from South
India, had their banking offices in Chetty Street.

Because the Kelani river and the bordering lov=lying
flood=-plains in the North barricaded any noxrtherly
expansion of the City, these residential areas -
gradualiy commenced their expansion towards the Soufﬁ;
along the comstal line end towards the- East, whore-the
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EXPANSION OF THE CITY.

| I

MAP No.

I

7

I. The expantion of the
commerclal activities
towards the Pettah area. .

2. The first expansion
of the residential area.

3+ The expansion of the
residential area of the
middle income groupse.

4o The expansion of the
residential area of the
high " income groups.

5. Commercial cum residentiil
expansion along the
Galle Road.
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adeqﬁate space is available for expansion. {See Map = 1)

The City elite accordingly changed their residentinl
areas end began to concentrate in and around tho new
low density rcsidental aress of Kallupitiya,
Bambalapitiya end in the now most popular Cinnamon
Gardens, '

The mojority of the middle class concentrated in
areas further out of the City Centre, in Uellawatta,
Kirillapone, Borella, etc.

But two categories of people did not face this
revolutionary expansion of the City and tend to
voside in the same premises,

The first categoxy is the tradesman of Indian origin .
whose chief occupation is the import =and export trade.
This category of people are a homogcneous and tightly
knit group having thedte distinctive cultural traits
and ways of living and this has resulted in heavy
congestion in the commericia1~areas.

The poor income group, mostly the slum and shanﬁy_
dwellers, is the next category of people. They have
made their dwelling places in congested commercial .
areas, old residential areas and lowe=lying water-logged
areas =md this has resulted in creating prodblem areas
4n the City.

Pogulation Strcture gf the City

The growth of population.

At the first onumeration of Sri Lanka in the year
1824..the vopulation of the City of Colombo.was given
as 31,183 made up of 734 persons in Fort, 4,974 in
Pédttah and 25,475 beyond the Pettah,
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(1) In 1871, vhen the first.Decennial Census was held,
this number had risen to 95,843, ‘

The Census which followed #n 1881, recorded the..
population at 110, 502 and the lsnd extent as 6,084
acres giving a density of 18.3 persons per acre. (2)

Today the City of Colombo has a population of over
half a million and a density of 39,257 pergons per
aquare mile, The present area of the City is over
nine thousend acres ( or about 14 square miles)
including about a thousand acres of marshy and open
land end 213 acres of water bodies (Figi=1)

(1) Hulugella, A.A.J, « Centenary Volume of the.Colombo
Imftoipal’ 'Couhedl (4865« 9963) it ¢ 1965,

(2) 4ivid.,
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PARKS ,OPEN SPACES & SPORTSGROUNDS

3.7%

WATER WAYS 2.8%

MARSHY LANDS 10.1.%

SOCIAL SERVICES
&
UTILITIES 13.5%

PORT AREA 1.8%

45.1% o REATIONAL AREAS RATLHAYS 2.7%
ROADS 10.9%
5.3% COMMERCIAL AREAS INDUSTRIAL AREAS 4.,0%
t
Use Extent as a %
of total
9166 _acres
Residential Areas 45,1
Commercicl " 5.3
Industrial " 4.0
Roads 10.9
Railways 2.7
Port Area 1.8
Social Services and Utilities 13.6
Marshy Lands 10.1
Water ways 2.0
Parks, Open spaces and Sport grounds 3.7

Sources:Completed from the land use surveys carried out by €olombo Haster

Figure:)

i

Plan Project in 1977.

LAND USc DISTRIBUTION
COLOMBO CITY

|
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' It 4s ovidont that botucom 1837 end 1971 tho pepulction”

11

Tho grovth of population dopords on throe nojor

foctoxos

€4) Netural incrooses

(14) nigration § and

(1i1) the oxponoion of tho City's boumdnxios,

Tho lattor, houavor, played only o ninor rolce Por
oxarnlo, botwoon 1881 » 1953, a poried of T2 yoors
the aroa hao incroaced by 4¢4. squovo niloos ™o
follovins teblo doseribom tho onbeaoion ef tho City
boundariop end tho increoons of ito populption.

Toble 1 = Avep, Populotion and Nenmity o2 the City.

Consuy Aroa Population Donoity
Yoox (Sasiidlen) (PePeB00l1)
1859 8.45 110,502 11,603
1694 9445 126,825 13,350
1901 10450 154,691 154469
1014 11492 214,774 17,¢08
1029 12493 244,163 16,202
1931 13400 284,155 21,058
1946 13.27 362,074 27,052
1. 1953 13467 425,801 130,654
1963 14432 511,639 35,729
1971 14432 562,120 30,257

Sources Concus fnto, Nopartment of Comous emd
Statioticse

‘has incrcosed four time vheroes the ompension of the
City arca.io comprxatively slovore
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At the bopinning of the conmtury (1901), tho dencity
of populotion per square nilo in Colombo.ctood of
15,469 vhioh by 1953 hod rigen to 30,694, clinost
double the 1901 £imron.

Tho density for the cholo of Sri lonka 4n 1971 wes
460 porsenc per cquare milo, (1) Colombo ds,
thorefore, 86 timon movo denscly populoted thafn the
rost of Sri Lankae This grov chiofly hoecuse of .tho
commoroial snd pdninictyative entoxprisos ond other
cconomic oproxtunition in the City,

2e30de Naturnl inerease and nipration.

I$ 40 oluo posocible to wnmelyse the arowth of
popilotion in terms of nnturel inereace and nirrotion
roates.

= Tho deninonce of Colonhe hrd: o rotarding offeet on
- tho gyevih of othon urbom, conlizos, in tho country.
oy 4%, Deicane: the| plece of atircetion for n vorlety

of rottlorse The maral formor vhosge londe vere no
nore his ox whore hin foynins was at ovbsistence
lovel, coon found adventages in ensosing hincelf in
City ceccuprtions vhich brought him cosh incone.

(1) 1971 Cenmun Ropowxt = Departmont of Concus end
Stotiotico.
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2¢.3.4 Others found the City a good pléce for tréding and
. business. Some also found the'dppbrtupitias for
social and economic advencement in the City, through
better educational and socio~culiural fadilities.
(1) Thus, a whole range of migrants began to
6onverge on the City.

‘The following table iBlustrates the total increase.
of population of the City of Colombo from 1871 = 1971,

Teble 2 « Inter Censal Increase and Percentage
Increase of Population.

PERIOD ' ACTUAL % INCREASE
INCREASE
1871.1681 14654 1543
48811891 16,323 14..8
48911903 27,866 22,0
11901=1911 56,583 3646
1911=1921 32,839 1646
19211931 39,992 1644
1931=1946 77,919 2744
19461953 63,807 1746
1953=1963 84,820 17,9
1963=1971 51,173 9.9

Source = Census Reports, Department of
Census and Statistics.

(1) Economic Review.= Peop¥e's Bank Research
Dopartment, Vole= 3 No. T April 1977 p.8
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Colombe population growth

1881-1971
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As noted from the above teble the population growth
vwas contimious after 1871 in the City, This trend
of growth was connected with those forces which
push the individual towards the metropolis, and
those.-in the metropolie itself which follow him
there.

However, between 1881 « 1891 the population in.
Colombo exceeded the Island's rate by about 6%.
(1) In the next ten years (1891 - 1901) the rate
was 8% above the island’s rate, (2) so that by the
beginning of the twentieth century the rise of the
City's population had already established itself.

Between 1901 = 1911 the extension of the City’s.
boundaries to include two square miles added 10,915

~persons ta1thie Colombdo populationsdillAccording to the
wPeportsCof the MedicnlO0fficer (0D ke Colombo

20307 ’
.

203. BQ
-~ .

20349

Tandclpal’ Coweillthowever, deaths had exceeded

births by 17,102 persons, so that migrationm in to

the City accounted for 62,770 persons drawm, no doubt,
by opportunities tidd up.with the increasing trade
and commerce of the Porte

The actual increase between 1921 = 1931 was 39,992
persons of this only 3,267 represented the natural
increase. The net migration rate wag 36,272 persons,
accelerated greatly by employment opportunities and
trade in the City.

(1) Census Reports =~ Department of Census and Statistics.

(2) 1bid.,
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It wos only in the noxt intor concul poriod

1931 = 1946, thet the motuvel inefecso ployod o
eignificont role in the growth of tho City's
Poxhaops this ves o roould of tho
erndication of llnlevice . I3 4n nignifieont .to noto
that es a consequonco tho deoth rate for the Iolend
an a'waole, foll from 43 por 1000 porsons im 1935
%o 12 per 1000 in 1945, (1) This natural dnewonco
ndded 16,586 pornons out of a total intorm concul
inoreace of 77,919 norsons for the Colombo City.

Betwocn 1946 ~ 1953 {ho population roso by 63,007
porsonse Ieoso of birthse over deathn mmbored
53,590 poersons vith the result miprotion ‘
contributed only 10,217 persons to the City's
population

Tho.deelime 0f 4hdmlnrent olomont 40 n noteworthy
fonthro 02 tho City's populntion ond tho folilewing
toble dooeribos ite veduction in dotedd

Meble 3 « Poxccntone Incroane of Urbrm Populotion
in tho City, Suburds and Colombo Mistrict.
(Avorepgs Anmnl)

¢3 g - ¢5
1946- 1953« 1063~
1953 1963 1974
Colombe City | 2¢4 199 1e2
Sodurbs of : -t )
Colonbo 445 2o 207
Colombo ) o
District 3eé4 2-7 207

Source = Marae Publication « Journal V0l.2 Iloe 1 « 1073 D49

(1) Concup Neporte = Nopartmont of Cencus end Statiotico.
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The pattcrn in tho poried 1946 -« 1953 was the
foirly ropid grovih ¢f tho Urban Contres in a ring
02 suburbs oneireling tho coxo City., Thio trond
continucd 4n 1953 « 1963 ond 1963 ~ 1971 Puring
thio period sudburbs grew at fastor rate thoh the
City which was sufforing from growing problonn.
Posplo did not xogord tho City ae a pormsnent plrco
of abodo ond tho City could not provent the outflow
of tho popﬁlation due to the growing problemss .

Soednd Stxucture of the City.

Raoial Compogition

Colonbo hap g hotoyosonsous componition and oll the
comunities of tho Iolond are proproscnted in the
Citye Tho followins table ghouws tho comperntive
distribution of the population by race for Colonbo
City 'and the ‘rest of Syl Lanknoy

Pablo 4 =0Coiparative Distribution of population

by 20c0e
Rose Colombo Sri
City? Tonko
A1l races 100,0 100.0
LoumCountry Sinholesce 4446 440
Kaondyan Sinholeco 27 301
Srd Lemka Penmiln 12.6 1340
Indien Tomils 1148 1646
Syi Lonka lloors 1345 1349
Indian [loors 4,2 0.5
Burghers & Marasions 4.0 3.9
Turopzang 0.7 0.6
Nalay 2.7 29
Othexrs Py 145

Source = Census Reports « Dopartment of Cenous ond
Btntisticse .
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The Sinhalese community comprises 475 of the City
populations The second place.ls held by the Sri

- Lanka Moorsg, comprising 13.5% The Tamils occuply
the third place in the 12.6 per cent., . The Census
roports make a distribution between the Sri Lagka
Iloors and Indian Moors, But taken together.-they
amount to 18 per cent of the population. The
other communities, Burghers and Burasians, Buropeans,
Malay and others, amount to only about 7 per cent.

2e402o Religious Composition,

- Communal variety in the City is reflected in the
different religious. The City is unique in that the
four great religions of the world ~ Buddhism, Iglam,
Hinduiem and Chrigtianity, count among its citizens
a significant number of adherents,

In Sri-Lanka the Buddhists,'mainly Sinhalese, Comprise
a 1littlo legs than two=thirds of the population 3
Hindus, mainly Tamils, & fifth, while Chrigtians and
Iugilims, nine and eight percent respectively.(1)

In the City, Buddhists are under represented as
compared to the Islaﬁd. formally only 40 percent of
its population.(a)

Christians, 22 percent, Hindus 17 percent and Muslims
21 percent, which latter group is more numerous than
elgsewhera. ' ;

2s4,3 The above analysis reveals that Colombo is the only
pPlace in Sri Lanka where éll.the races and religions of
the entire nation meetioh such a large scale. On the
other hand, Colombo is the only place where all the

problems yvelate to ths shelter, health, nutrition, eto.
meet on such a large scale.

(1) Census Reports = Depamtment of Census and Statistiecs. |
(2) 4ivid.,
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THE PROBLEIS OF METROPOLITAN GROVIH

The complexity of Problems of the City of Colombo
is typical of a post-~Colonial City. Its original
as a focal point. of the collection of rav
materials end the distribution of imports end
exports, in sddition to being an administrative,
processing and transport centre, led to'massive.
growth and dominance in the Urban hieraoh& vhich
porsists even todaye.

The consequences of this centralisation have been,
increases in the absolute numbeys in the population
end the subsequent competition for housing, land
and services,

In addition, the lack of jobs in the formal sector
of L employment) ordginktivie Prom thelpast has alse
resulfed in- the-ereation-of an' '‘"informal sector."

These, together with fhe slow adjustment of the
managerial and financial mechanisms to administor
the Citj. has regulted in a major urban erisis of
near unmsnageable proportions. (%)

The immedlate visibility of the City problem is
reflected in the physical form.

Houeing*Probiem.

The WeHeO» in 1961 defined "shelter" as an enclosed
environment in which man finds protection pgainst
the clements."

Decent housing is not-mérely fhe need bpt the right
of every citizen. Adequate housing is most needed for

preservation of the~family unlt and is the basis of
the entire social sftructure.

(1) Economic Review = Paople's Bank Reserch Denmytment
Vol-3 « No. 1 1977 = April, P.4
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Accoxrding to the Socio-cconomic survey conducted by.the
Department of Census and Statistics, reveals that the
total number of housing unite in the City of.Colombo in
1971 was 75,614 accommodating 562,120 people.(1)

The same Consus reveals that this population forms in to
87,174 households indicating the shortage of 11,560
housing units and this inadequacy destroys the very basis
of o successful development effort,

TABLE 5 » Population and Household Size 1963 - 1971

YEAR N0, OF  POPULATION h/h
HOUSR HOLDS v SIZE

1963 72,987 511,466 7.1

1971 87,174 562,420 7.3

Source w1 Socio/Bebnomie. Survey =~ City of Colombo,.
Department of Census & Statisticz ~ 1970/71,

The above table‘reveals that the.occupaney rate in the
City of Colombo had grown from T.1 person per. housing
unit in 1983, to 7.3 person per housing unit in 1971.

This grave situation has come about through the low ..
rate in the increase of housing stock as compare to the
growth of population and also the consequénee over
oerowding of existing housing unitse
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Table 6 +~ Residential Unit Denait" es
by Wards (1975) |
lo.| Ward No. of |No.of | Total|Area |Density

rhou el el e

units dentiall units| units

wiee |3
|

1 |Mattakkuliya | 1501 326 | 1827 4%4 3,72
2 | Modera 1442 63 | 475 | 169 | 8.36
3 | Mahawatta 1106 434 11540 | 2 5.42
4 | Aluthmawatha | 1342 127 | 1469 | 152 | 8.81
5 | Lunupokuna 997 425 1422 | 250 3,99
6 | Bloeuendhal 1004 289 1293 | 281 | 4.35
7 | Rotahena East | 1014 298 (1312 Jéo 12.6§
8 | Kotahena West | 1574 260, | 1734 9 | 15.64
9 {EKeshetikadeidii hics863 81615 | 1673 9 | 12,51
10 TGintupitiya 1369 139 1508 9 | 27.94
11 | Masangasweediya| 1142 305 | 1447 58 19.69;
12 | New Bagzaar 1120 525 |4645 | 120 | 9.33

43 | Grandpass N.  |1257 210 |1461 | 101 | 12.39 -

14 | Grendpess 8. | 1491 409 {1900 1?3 11,21
15 | Maligawatte E. |1077 68 1145 | 115 9.§7i
16 | Aluthkade E. 1295 526 1821 20.89
17 | Aluthkade W, 1066 39¢ 1462 ?2 53.5ﬂ'
18 | Kehelwatta 1047 183 [1230 | PO |14.96
19 | Kochehikade 3. [1264 1004 2268 EB 24951;
20 | Fort 143 5297 |sas0 |abo | 0.36!
21 | slave Island 1122 40C¢ 11512 4%7 8.12
22 | Wekande 826 49C 1316 |413 | 7.31

(contde o0 e)

[
1

|
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To. Ward No. of |No.of | Total| Area Densitj |
residen-| non- No.of ' in || of hou-
Gal |5y, Teite| dored sing
' units per
Acre
23 | Hunupitiya e | 503 |4177 | 109 || e.18
24 Suduwella 939 337 4276 264 3.56
25 Panchikawatte | 1241 407 1648 &4 19.39
26 | Maradana 896 357 | 1253 | 64 || 14.00
27 | Maligakenda |1019 196 | 1213 | 43 || 23.70
28 | Maligawatte W.|1042 139 | 1181 | 143 || 7.29
29 | Dematagoda 1534 316 1850 165 9.19
30 | Wanathamulla 596 122 716 1Bé 4,38
31 | Kuppiyawatte E|1210 48 | 1358 |34 || 9.03
32 | Kuppiyawatte Wi1006 231 1237 91 || 11.05
33 BQrella Ne 719 61 P72 232 '3006
34 Napahenpita 1116 202 1318 | 425 | 2,63
35 Borella S. au5 399 1344 152 i 6.23
36 | Cinnamon Garden 481 1181|1662 |846 .| 0.57
37 | Kollupitiya 1371 499 1870 |230 5.96
33 Bambalapitiya [1564 332 1896 339 4,61
39 | Milagiriya 1140 710 1850 250 4,56
40 | Thimbirigasyayeg1309 134 M43 1436 3.00
41 Kirula 1933 828 2761 420 4,60
42 | Havelock Town [1574 333 1907 | 287 5.48
43 Wellawatte N. [1554 416 1970 219 7.10
44 Kirullapona 1602 251 853 1294 5.45
45 | Pamankade E. 869 240 1209 1217 4.00
46 | Pamankade W. (384 150|536 |55 || 8.93
47 | Wellawatte S. N127 11 1138 {167 6,75
Source - Municipal Assessuent Reglsters,

e

> RIS T
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To make this situation worse the number of housing units

in the City of Colombo.had increased.during 1963 ~ 1971 by no
more thé&ég total of 0.6% although the growth of population
have.réached,9.9 % in the same period. (1)

The inrufficiency.of credit facilities; the riging cost
of buildeble lerd, the increasing cosh of building:
materials, the operation of obsolete and unsuitable .. ..
building laws, and the slow replacement of absolete and
dilapidated houses, etc. have resulted in the rapidly
grovwing housing shortage of the City.

Slums and Shantiese.

Slums are areas in which predominate dwellings which

either because of dilgpidation, obsolescence, over-Crbwding.
poor arrangement of design, lack of ventilation, 1light .

of sanitary facilities or a combination of these factors
e, unfit for human habitation.

They are sometimes built on unsuitable and temporaxy
materials, The buildings are detrimental to safety,
health, morals, confort and social well=beinsg of inhabitants.

Industrial and commercial growth in the City without

adequate planning and the poverty of the occupants as a.bar
to seek decent housing can be considered as major causes

of these slum areas. Other than that, lack of development
opportunities in rural areas has resulted in the uncontrolled
rapid influx of population to the City.

Inadequate lower rental houses and ingdequate transport
facilities and high cost of transport of travel from
suburbs to place of vork, have caused the growth and
spread of them.

(1) Economic.Review = People's Bank Research Department
Vol=3 Nos 1 = 1977 April, P.5.
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Phe report of the Specisl Cammitteo on Housing rovesla
that in 763, out of 69, 500 dowllinng in tho Cityy
30,500 wore if glum conditioms mé noarly hel? tho .
poplﬁétim of f:_ho £ity vore exnicted of nlwn (lwcllers.“)

The xopor: urthor woveals thot tho doncity of
populeotion in proctlenlly «ll glum rrong was well over
350 poroons POr poYes '

Today this cmount hos repildly 4incronsed and the fellowing
¢ablo pglvos a beekgrowmd of tho preomat situntion,

Tablo 7 ~ Typos, Numbors and FPorecninnes of Sdwnm &
Ehonty Duelloyso in Colonbo.

D 110, QCCUPALICY DTN
or RADS PO AT TON
UIrImg

Tonomont ~

Slums 19,576 6409 136,836

014 houvnon 8,172 7202 574 367

Source = Housing in Syl Lonkn =
"nrge Publdeation = 1976 pe.2)

,i‘ms t.,?rpe of ouhgtondcerd housen axo neattoxed oll ovor
tho Ci%y. Anont in o0ll tho svono vhore slums end
shontion avo cluntered, the populantion donpity soems
to be hish no chomm in tho following table.

(1) Roport of tho Opceicl Comnittoc on Mouning -
tlay 1963 = D463,
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The above table reveals that the problem of over=
cpovding reflect over the areas vwhere there are
high pescentages of slum shanty dwellers.

These "shack® type housing units are the cancerous .

growtiis in urban structure and scciety. They. rot.the
heart of the towns, blight the neighbourhood and are

" hewvingers of diesease, alcoholism, juvenile
 delinquency, other vices and crime of every sort.

They cost the state million in medical and social
gervices, and they claim far more than their .

contyibution to the City's revenue because the

public expenditure on slum and shanty dwellers is
alweys higher than on others, and the emount has
been growing rapidly over the years.(1) '

Problems ot Land

One_of the main, impediments to the development .
of the City is the scarcity of buildable land with
gond title at affordable price. The Public .
ovmership (llap = 29, flood and high.land value,
meke it unavailable to the majority.

Because of this situation, several areas of the
City has already become overcrowded. ‘

The problem of land in Colombo is not one of
congestion but rather of flooding (in certain aress)

- and high land values.

The high land value excludes a large share of persons
from purchasing sufficient lsnd for development

(1) Administrative Report = Colombo Municipal Cpuncil
- 1976

26




TABLE 8 - Population density in slum and

shanty areas.
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WUard Population | Population| Fo. of| No. of % of the
1971 gggsggym g}l%ms dv!qglle total
%’{2’; (1974) Population
Modera 12018 | 71.% 932 | 7825 65.%
[Tahawatta 15008 ' ,73?,5‘ "({64 6412 42?7
Lumpokuna . 11867 47.2 299 5033 42,-6
_ Bloemendhal 14994 .64,97 823 6916 461
MnYipawatte .| KGO8 T506 399 3136 5630
Panchikawattal {CHOZET® 160,67 1043 [11217* 117.8%
Ualdgawatta B.| 11843 82,8 656 5579 47.1
Dematagoda 13526 80.9 856 7212 53.3
Venathamilla | 12818 9442 |1203 8421 65.6
Borella W | 14263 61.4 (1633 [13720 | 98,1
Pamankade E. 11769 54,1 437 3668 31.1
- Source = Report on Shanties - Town Plamming Unit, \
ColleCoe = 1974
* Tigures over 100‘}5' due to comparison- of }
1974 slum and shanty figures with 1971 .
population figures, . / ‘.\
=
/ e
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In recent years, land valuecs increased dramatically,
as showm in the following table.

Table 9 = ILand Value

Areca Prico Provious
fse Y000 Péak
per Perch f30 000 per
(April 1979) Perch
Foxrt 150 « 300 100
Pottah 250 = 500 12§ _
Cinnamon Garden 50 = G0 6 ~6
Hultsdorp 20 4

Source = Chief Valuer = guoted in tho
Ceyloh Daily. Hews |-, April 1979,

The search for land for development purposes has
pushed private developers and Stafe Authorities

to reclaim low=lying areas. The consequence of
indiscriminate reclamation has led to a now set of
Problems arising through unplanned surface drainage
and the result is that some parts of the City are
flooded even with tho slightest shower.

The Flood Dsmages

&Y present the lovelands of Northern and Eastern
areas of the City, as well as the built-up areas of
Torrington and Vanathamulla, are flooded almost
regularly twice a year.

Flooding in the Northerm area is primarily caused by
overfloving of the Kelani river. IEastern part of the
City, flooding is generally due to the blocking up

of the canal system caused by inadequate capacity_of\
the canal outlets. If the heavy rains occur in the
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City area, many parts become flooded as there are no
pumping stations there to 1ift flood water in to the
Kelani river. (lz/ = 3).

The flood damage has had social and physical forms.
But it is rather difficult to assess the flood damage

. even in agppropriate figures.

Physical damage, specially damage to buildings, can de
assessed tentatively only. Approximately 100 housing
wits in the Torrington are being flooded twice & .
year end the cost of re~building and repairs can be
estimated at M. 400 per flood occurrence per house,
vhich amounts to fse 80,000 ,annuall‘\']. m

This problem is too heavy in low=lying areas and the
snmal damage to approximately 1000 shanties can be .
estimated at ;. 40,000 to re=build after each flooding.(z)

Loek (6f Amenities

In femis of amenitics the metropolitan area suffers

‘spasms of water cuts, electricity interruption or failure

end even the total lack of these in many dwelling units.

Thile the authoriced dwellings in the City have access
internal pipewater and toilet facilities, the majority
of population, those who live in problem areas, depend -
on the stendepipes and vhatever means of waste disposel.
(Table - 10).

- Yater Supply

The Colombo Municipal Council opsrates a complex water.
supply system covering the areas of Municipality with
the help.of the Netional Vater Supply and Drainage Board.
(lape=4)e

€1) Administrative Report = Colombo Mmicipal Council,
3 1975. ' LT

(2) 1ivid.,
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EXISTING WATER SUPPLY.

MAP NO: 4
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2.9.3

2.9.4

The source of water for theo system are two
;mpoxmdiﬁg regexrvoirs (Labugama and Kalatuwava)

'and their capacity is 32 Mgd.'!? Another system

i3 being operated at Ambatale dy the National

Water Supply and Drainage Board and has the capacity
of 22 lgde '

The two systems help each othér. Part of Ambatale.
wé.ter is being supplied in to the Colombo lanicipal
Council's distribution system vhile part of the
Kalatuwava vater is deing supplied from the Dehiwala
reservo:?.r to the Southern towns,

However, transmission mainé @o not exist to enable .
the help of one system to the other in case of cmergencye.

‘The vinter demand depend to a high extent on the
: proportion of -the DPeople supplied. throush house
:| cornections and. those| supplied from standpipes.

The 1971 Condus. ¥6vesls that out of the total population

. of.the City (562,120) ouly part is at present served by

"-the house-connected water supply, vhereas the rest

depond on standpipese.

Today the water demand of the City exceeds the supply
(Figs = 3) and the inadequacy has affected the living
standards of the City dwellers, as.well as other
development activities in the City.

20,10 Sovierage.

2010,1

Colombo Municipality is the only location within Sri
Lanka served by 2 pipe~borne sewersge system. This
system covers a large area of the City vhereas several
areas, such as llattakkuliya, Kirula, Kirillapone and
Pamankada, are not served at present.

(1) Vater Works Department, Colombo Iunicipal Council.
(2) ivid.,



. | 24
- EXISTING SEWERAGE & CATCHMENT

AREAS

»r
) B MATTAKKULIYA.
§ e:» SEWERAGE MAINS.
£ €y PuMPING sTATIONS,
TREATMENT WORKS, ..
=+ OUTLET
Aaea BOUNDARY OF AREA
_ SERVED BY SEWERAGE.
coLdgipo
>

WELLAWATTA Pt



25

230 . = 10 - WaTER & SEWMLR COWNECTEL POPULATION
Land Popu- | No. of Water | No.of |Sewer
lation | water connge | gEwer connected
connect- | ctad conne- |populatic
ed popu~ | popu~ | cted as % of .
lation,. lation | popu- |total po-
as % of{ lation |pulation.,
total
poyu~ !
lasion 1
1. .atbakkuliya | 14876 5800 3849 721
e Modera 12018 7900 65.7 4498
4. i.elavatte 15008 3700 24,6 3232
4, paluthmawatha 13741 8700 63,3 6584 >
5. Lunupokuna 11807 5500 45.5 4532
G. Bloeacndhal 14994 2500 50.0 | 7152 6
9. Lotahena L. 8701 6900 79.3 | 7422 o3
&. Fotuuena W. | 12386 110800 87.1 | 9859 o5 |
Y. Kochchikade Ne | 12990  |10400 8u.6 |10200] 5 3
10. Cintupitiya 11333 10850 95.7 |10763 <
1o L.u:,':—.u.gas'weediya 9954 9650 95,9 8693 ;
12. liew Bazaar 10782 7200 6057 6974 !
1Z. Grandpags.l. 12098 ©900 ALY 5630 !
Y. grandpses . | 13288 110300 Vo5 | 7301 549 |
1%, .iali awatte E. | 8698 6000 609 3159 | 36.3 |
16, Aluthkade Eo  |13258  [11100 Bie? 11043 83.2
17. slutihlade V. 8611 7450 86..5 7251 : Fre2 '
1de i'chelwatte 8926 7500 8.0 ‘67083 751 :
19. hochchikade S. | 11149 10150 9.0 | 9634 8644
D2le FOPT 17161 12100 7(.5 |10590 61.7 |
1. Sluve Island 14538 11400 2 11300 , | 7.7
22e vekande 0292 8750 L .1 8703 , 93.6 |, |
25, Hunupitiya 8916 250 8.3 | 7119 79.7 |
24, ouduwella 9303 8900 9:.6 | 8662 93,1 |
2%e junchikawatte . | 10282 97 CO 8¢ -4 8716 84,7
06, caraduns 8940 | 8350 9.4 | 6818 | 76.2 |
¢7. alicekande 9518 8150 8 o4 6711 72,0 |
due caliguvatie W | 11843 9800 8 o7 7482 ©3.1 f‘
Oue bematugoda 12526 8200 6L .6 6990 } 51.6 e
0. wensthasulla 12818 9800 764 | 9526 | 743 |
31. wupt iyawatte E.| 9823 8600 ' 87.5 | 5266 | 53.6 |
50, Puppiyawatte W.| BS445 7GG0 95,5 4157 | 49,2 f
%%, Borella N 14263 13800 Ye.7? (12045 84 .4 |
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TABLE 10 (contd..) ' ;

ward Population.| No. of Water | HNo.,of i Sewer 'E
water con- sewer | connect-
connec- |nected | conne~- | ed po- |
ted popu-| popu- cted 3 pulation :
lation latior. | popu~ | | as % of .

as % vf| lation total po:
total | pulation
popu- i "
latior. | .~ - - j |
. I
34, Narahenpita| 11755 9300 791 1767 15.0 |
35. Borella S. | 12130 10500 86.5 | o440 77.8 ||
36, Cinnamon '
Gardens 16624 16000 9542 15256 . | ©1.5 |
37. Kollupitiya| 12428 11450 92,1 10865 87.4 |f
38. Bambala- s g
pitiya 12850 11250 87.5 10970 - 85,3 e
39, iiilagiriyae 11819 11400 0.4 11783 ‘ 99.6
40, Thimbiri- f .
gasyaya 15780 12200 773 11474 | 72.7 i
41, Kirula 15950 13300 83.3% 11085 69.4 :
42, Havelock,.. | o
Town - 10735 10150 84,3 9698 90,1 |
43, Wellawgtie i |
No &5 13295 14850 89.2 10823 80.0 f
44, Kirillapone | 12682 6350 50.0 198 .5
45, Pamankade : ;.
E. 11749 8750 4.4 - 3050 | 25.9 f
46. Pamaghade | 49514 8050 74,4 | 6920 - 63.9 |
47. Yellawatte S ; ~ 3
Se 11835 9850 83.2 ‘8243 o 69.6 .
A — ‘ ﬂ
4

Source: South West Coastal Area Water Supply Seweragé and b
Drainage Project, Howard Humprey & Sons, 1972 June.




. 2¢10.2 The existing system congists of two parts; the
o FNorthern part represent 774 of the flow and drains.
to Madampitiya Pumping Station and Treatment workse.

It consists seven area Pumping Stations. The Nothern
Sewerage treatment works in the presemt conditions .
givo virtually no treoatment and. the . sewage is bYeing
. released in Kelani wxiver. (Map = 5).

2.10.3 The Southerm part drains to Wellawatta Pumping Station
and includes two area pumping Stations. The Southern

gevage treatment works are oporated similarly as the

~

Nothorn Station and the sewage is released in to the sea .
through an eutfall.

s
Non=gerved areas are mostly served by septic tanks, water
seal and bucket lavatories. Even in some served aroas,
there are considershle emowmt of water seal.and bucket
- lavatories. due,to [lack of sewer connections. (Table = 10)
2.91% = Enploymen d Household Incomee.
2.11.1 The occupational composition of the population. of the
| City of Colombo is very mixed, But as a general chater
| of the metropolitan population the majority belongs to
the service sector which mainly includes commerce, -finance
>- and administration as shovwn in the following table.
TABLE = 11 Distribution of Employment of Sectors
SECTOR | % OF THE TOPAL
Agriculture and TFishing " Ted
Industry - : 12.4
Services = : 66.3
Other activities 19.9
Source = Socio-Economie Survey - 1969/70
—~+ Department of Census & Statistics.
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The following Table describes the percentage of incoms
levels of the City dwellers and the rest of Sri lLanka.

TABLE ~ 12 Percentage Distyibution of Houséholds by income groups

Income Group ’ ALl AR Colombo
(llonthly) Island % . Urban % City -
Bolow fse 100 8.1 2.9 19.6
| Rse 100 = 199 34.5 18,1 -
T3e 200 = 399 3747 39.6 311
Tse 500 = 599 12,0 17.8 16.9
se 600 = 799 441 84 | 1646
Fse 800 = 999 146 501 -
P 1000 -« and over T 260 8.0 15.8
A1l groups . 100.00 100,0 © 100.0

Source== Socio=Econpmic Smvey, = 1969/70

3t Department 0f Censusvand Statistics

2.11.2

Table 12 details.the percentageddistribution of houscholds
by income groups. From this, it is seen that 60,65 of .
the "all Urban"® houscholds eaxn less than e 400 a month.
ithin the Colombo Ifunicipal Council area this category is
5007 Ge

This situa"'f:ion. is very obvious and high in different areas
in the City. - A survey carried out in 1979 in Bloemendhal
and laligawatta areas by the M.Sc. (Town ahd Country
Planning) students, show that 207 of the.households in..
the above areas.earned loss then lse 300 =.68%, less than
Tse 400 and 80%, less than fse 500 a monthe

Considering the 1971 census household size of 6.45(average

for Urban ares) the above income levels indicate a per
capitel income of less than fs.65 a month for more than
half the City population.
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2.11.3 The following table reveals that 30.0 % of the
City's Labour Porce is nmemployed. Therefore, the
entire metropolitan ares has been depressed by a
lower rate of economic expansion while job seckers
and consequently joblessness has arisone -

Table = 13 Labour Force and Unemployment

Population Labour| Fmployed Uhem91°yed"%ggf5§25

Force
City , . )
Total 562,120 258893 178,594 | 86,299 . 31.0
Ilales ' 317,333 207057| 155,410 | 51,647 2540
Femagles| 245,057 51836 23,184 | 28,652 55.3

Source - Census Reports 1971 = Departmont of Census and
- ‘Btatistiecs. '

2,1%e4> Due'to thislchronic unemployment situation people ..
are coumpslled to cugage themselves in pursuits vhich
have verv low pruc wctivity and yield below subsistance
income. ‘ I '

These low lovels of income have been reflected in
inereasing demand wpon public.assistance offered by
the Colombo Municipal Councile

Recently the Mumicipal Council revealed that demand
for poor relief were increasing at 7 % per anmm snd
might result in the entire revenue of the Council been
absorbed for this purpose im the near future. (1

2.11.5 The existing problems in the City have not emerged |
overnight. They have increased cumulatively and have |
even compounded themselves over a period of time and
have resulted in.several large areas being left absolete
in today's termse.

The next part deals with the identification of the extent
of absolescence in the city.

(1) Report on Poor Relief - Charity Commissioner,
CellaCo 1977747

o
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. IDENTIPICATION OF THE EXTENT OF OBSOLESCENCE

IN THE CITY.

Obsolescence being due to overcrowding and lack.of
amenities, such as water, electricity, severage, etce
This inadequacy of sServices have damaged the '
envirommental quality of several areas of the City.

There exists land misuse, waste, pollution and
other damages. '

Locgﬁional Analysis.

I%2 will be impossible to do a complete analysis
of the vhole City to find out the extent of obsolescence
dué to limitation with respect to time.

The data available for this study are limited.
The:efore, it de necessarycto arrive at fast but
seientific: decisions to, identify. obsolete arecas where
existing preblems cell for plamners immediate attention
by meking use of the available data and also taking into
account their limitations,.

Botween February and June 1979, the students of !1sSc.

- (Town and Country pignning) course conducted g housing

survey covering the Colombo City for project titled
"Housing," M :

In the absence of any other reliable data and also
due to lack of time to conduct a comprehensive survey
of the City, selected data of this survey have to be
used for identifying the absolete areas of tho City.

(1) Housing Project = Unpublished Report = Department..
of Town & Country Planning, University of lloratuwa
= 1979.
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T@e selected indicators for the asbove survey 'were -

1 Condition of Buildings

2+ Population Density

3+ Housing Density

4. Area liable to flood

5¢ Lack of water comnections

6o Lack of Sewerasge commections

Te Pollutionv

8. Accessibiiify to Dispensaries
9, Accessibility to Public Transport

- 10. Accessibility to ﬂarkets

11 Accessibility to Open space

12 Lack of electricity connections'
13. Accessibility to schools

14 Land value

Although there were altogether 14 indicators, according

o thellabove lsurveyionly' 10 dndicators, which mainly

‘Jbased on ‘physical ‘characteristics'‘have to be used

3.1.4

=Hecause’ physisal charactors to a great extent represent

the obsolescence in the areaes

This may not be the best method to ascertain the obsolete
areas of the City. The indicators and their effect on a
particular area may not be correctly reflected ina
particular grid. Tor example, distance to the open space
for perticular grid could be 1/4 mile radically and dver
one mile along the pudblic road. -

Similarly a particular grid could be a good residential
area with less density but surrounded by low=lying land
liable to flood. |

The weight of scores, too, creates similar situationms,
Vater, which may be the first priority for some people
in a particular grid, could be the third priority for
others whose first priority may be housinge.
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All these indicators which mainly based é&n
physical characteristics, are not equally important
to the problem., One indicator can be relatively
more important than another,

In the absence of precise data, -they are sufficient .
to locate obsolete areas through selected indicators.

. The selected indicators are -

1¢ Condition of Buildings
20 Population Density
3. Housing Density

. 4o - Lack of water connections

. 5¢ Lack of Sewer comnections

. 6e Lack of electricity oonnections
" Te Arcas liable to flood

8. Pollution
9% 'Accessibility’ 40 open space

106 “Band 'VFalue

Next step vas to bring the information onr these
indicators to0 2 common from which could lead to
the location of obsolete arease.

To facilitate this, stress maps were prepared for
cach selected indicator,

Stress lap Technigue

Az shown in PFig. 4, quarter inch square gridstwere .-
drawvn on a map of the City (scale: 1" = 1 mile) with
®ach grid covering 40 acres. ®lected scale of the
City map and the size of grid were decided in .order
to uniform the sydem of available data, vwhich were
in different fomms.
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The values were assigned to each grid in respect

of the indicator used. The value was on the basis that
"higher the value, greater is the problem", thus .
expressing the stress each indicator exerts on the
particular problem.

Por oxample, highest score 5 for "Conditions of. duilding®
indicates worst (very poor).buildings which is a stress
in teyms of housing problem, while score 1 indicates
gdod quality buildings where there is no indication

of sny stress in terms of housing problom.

In order to bring all these indicators to a common
gystem of valuation, a system of weighting was adopted.
Teight for each indicator was decided considexring
various ideas of other collesgues and officials.

The 'weighting ig ss followgs

Teipght
Condition of buildings 15
Population density 13
Housing Density 12
Lack of water connections 10
Lack of sover connections 10
Lack of clectricity connections 9
Arca lisble to flood 8
Pollution 7
Accessibility to open space 6
Land Value 3

Higher the weight, greater the relative importance
to idontify the obsolete areas of thés City.
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The weighted stress scores of each indicator
for ecach grid wore aggregated and the total ‘
stross scores computed by using a HMastexr

Sheet.

These total scores wore grouped in to five as
shown in the final stress map. Grids with score
5 s shown in the final stress map are relatively
obsolete areas in the City.

Finally these scores again presented in a
coloured grid mgp to indicate the obsolete areas
of the City.

Iloreover, there may be methods morxre scientific but
time consuming. But above used stress map
technique is en expeditious method and could be

operated within the 1imited data ‘gvailabdle.

SELECTED AREA PROBLEIIS =

DESCRIPTIOIT AIID AIIALYSIS
The final stress map have identified several aress
as ebsolete areams and llap - 17 givea a background
of their locations.

As shoun in the above map these obgolete areas have
clear location in the Northern and Fastern and
inner parts of the City.

As handling all the obsolete areas et the same time
was beyond the capacity it was then decided to select
one avreg vhich is faitly representative of the obsolete
areas gnd their basic problems.

8t this stage the Panchikawatta area which is bounded
wvithin the triangle of llaradana Road, Sri Sangaraja
lNawatha and Panchikawatte Road, was selected as the
study area.
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Conditions secn in this area are similar to conditions
prevailing in almost all the other obsolete areas

in the City. The location of this ares in relating

to the City of Colombo can be seen in llap - 18,

Having selected the study area & sample land use
survey was carried out and a land use map was compiled.
(Map=19).

Physical Description.

Panchikawatta area is 64 acres (14.3 Ha.) in extent

end had a population of 10,282 in 1971, The Population
density is 160,66 persons per acie. As an evidence

of tho mixed social character the area includes people

. of different races and religions.

The area is entirely covered with privately ommed
lands except only foqupublicland bts,

This portion of the 01d.City which includes both
commercial and residential areas, is being suffered
from various problems such as over-crowding, lack of .
efficient gervices, etc, and there exists land misuse,
vaste and other damages.

The entire aroa is congested with predominently single=
Storeyed o0ld residential buildings except for a few
multi-storeyed commercial buildings.

Housing conditions are generally bad and a large avea
is covered with rouws of back houses and tenement
gardens., 014 houses have‘degenerated now in to slunm
conditions,

Hajority of the people of this area use communal water
taps and toilets becanse of the inadequacy of services.

Vacant spaces of the area are polluted with garbage in
which many of the children play.




60

. EXISTING LAND USE

RESIDENTIAL

COMMERCIAL

WA REHT USING

Wi

PANCHIKAWATTA AREA.
scale: 4 chains to oneinch.

i
. NDUSTRIAL

THEATRES

MAP NO. 19



61
4.7.4 There are two nojor rova of shops along Lanehilmvatte
ond Taradene roadse Tho string of ohips olong '
- Ponchikowatte Roed, i a centre for motor spare parts
vhilc the string olong Maradona Roed repreccnta a |
nixed comemal choraeters

Yhege rovus of shops oro not connceted to the rosidentiel
axoa behind. The shopo oro privatoly owmed, ¥olatively
voll naintoined with their rord fromloges ond are not
included 4n tho study.
4+1¢5 In ovorall picturo of come of the basie pra’alemw con be
" @iscussed ac an intepduction %o further mﬁerstanﬂing
of the major problens of this aren.

°

Thego ore identifiod fron formotion olready nvailables

4.1 5 ozmlation.
The following toblo 1liustrators ﬂaa trondg of arovth in
the City of Colonbe emd tho Pomchilavatio aron, durdng

Ao periea 1963 omd 9971

DPATET = 14 Populetion increpce and demsity = Coiombo City

and Panchikavatio ares.

Area Ttont | Popule | Popula | Mumerlend| O "enzity
dcrco | ‘tion tion Inefesse | Incronoo | porscom
- 1963 1971 por
' acre
Colombo 91¢66 - | 511740 | 562120 | 50680 9.9 61.3
City
Ponchikne . 2
uatte 64 90871 10282 411 402 160,64

Sourced Consus dota - 1963 ond 1971 « Tepartmont of

Semsuo ond Stotistics
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It io obvicus that £ron 1963.t0 1977 the imewecce
in City population uveo 9.2 T Tor the smmo poxiod
Ponchiknavpite orea inercose Uos 4.2 O ond i rmch
louor thon tho City rotce ' '

b4e1e7 Taploymont znd lovschold incomne

The follovirp table illustratos the ormployment voto
in Colonbo City and Panchiliogratto oroze

DABLE « 15 Dmployment in Colombo City and Panchikevotic crea

in 1T
.»; .
&xcn Popue=| ILobour |Activity |Dotel | ¢ of Qotal U= | G of
ilotion | Porce Roto Zmploy | totnl | Tploy toto)
. ed . ed
Colorizo
City ’ ' - T
562120 258353 46,0 1785924 | 31.8 85299 1503
Penchie
keuatte ‘ : ’ ?
10232 6046 5306 2635 2506 34311 : 3301
Souxrces 1971 Conous Nepoxrts = Donartment of Cansus and Statioties
(-
Folloving infowmition commiled Lonn tho 1971 conrcus
Qate veloting ¢$o Porchikavatée azeo vill furthor oxploin
thc_a grovity of tho problen..
s %otcol populntion 10233
2s 15=5¢ Uorking age growd 6046 -
3¢ To%tol lloe. ouployed. 2635
4o Unle Populntion 15«59 3526
54+ (rlc HNoe cmmloyed 2508
6s Tom-le poruletion 15-59 2520
\
7« Temale I'oe cnployed 127
84 ZLorcemtoge of enployed 4346 )
ol 0. Activity mte 25.6 '

10, alo cetivity walo 4443
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1% Pemale activity rate , 2.7
12. Hale employed & t0 15«59 T1.1

13. Temale employed % to :
15‘59 . 3308

Ho‘ming .

Panchikawatte area charscterises one of the
worst housing conditions seen in the City; congestion,
slum tencments and shanties.

Majority of permanent. structures are dilspidated and
are over T5 years old., Slum tenements constitute
the majority of the housing units and are grossly
wnsatisfactory for human habitation.

Prelﬂmhuﬂy Study.

In order to identify the specific problems of.
Panchikawatte area it was decided %o conduct a survey
before formulating a quéstionngire. It was very
important to have an understanding of the people of ..
gtudy areas, their living patterhs, economic problems,
etece

This would help to frame the questiomnaive in o way thet
would record the éspirations, resources and problems
ofvfhe poople. ‘Moreover, physical details of the lond
ugse map and other observations used in compiling the
map, were insufficient to guide towards a satisfactory
formate. ‘ : ‘ B
Because of this situation, background information of
the area was obtained through discussions with people
and informal leaders of the amea.

Formulation of the Questionnaire. '
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A questionngire was formulated and the questions were.
framed so as to record existing conditions preferences
and priorities in followzqg sectionss

1 Social styructure of the Household
Race and other details of the fanily, etc,
2. Imployment = .
By type. place, inbome eteco
3, Physical structure of the building.
Condition, age, gpace, otce.
4. Education,.
5 Utility Sexvices.
6. Occupants' needs and priorities.
Before the commencement of the actusl survey the
questionnaire was tested with few households selected
et random in order to check its ability to record the
type of information that would prove useful in helping
the survess '

A copy._of the questionnaire is annexed in the Appendix 1,

The Survey.

Because of the largeness of the selected arca and the .
limited time, handling a 100 ¥ survey without assistance
vas beyond the capacity of an individual. Therefore, as

a solution the 100 ¢ survey was carried out with some
officials of the Department of Assessors and theDoparbment
of Acsessore-and the Department of Municipal Engineer's

of the Colombo lunicipal Council.

A summary of the existing situation given below, will be
followed by the detail analysis of the survey.




TAELE 16 - Summary of the range of existing situat:ion.'

y o
‘ : Extent of land B8 . Acres
' Total population ' 10,583
No. of households 1,€50
Total No. of residential units 1,284
Total No. of non residentisl umits ' 421
No. of housess Good guality : A 40
| Pair quality 423
_ Poor quality 821
Kousehpld sizes Average | 642
Largest ' 20
Smallest = : 1
" .|. Ploor Area per persont . o
: Average 36 Sq.ft.
Largest 251 Bq.ft.
Smallest » " 9 Sq.ft.
dgze of Buildings:
Average - 71 years
_0ldest 100 +
Latest 1
Nowghily houdehold incomet ' .
' Highest P 3,500
. L I'Owes-t Pe 80
Monthly per capitad incomos , )
Highest | | B. 500
Lovest e 21
ol

4.5 Population.

4.5,1 Population is enumeratecd under following age groups. to
facilitéte the analysis of respective group charactoristics.
Age group? '
0=-4 s+ Infants & children below school going age
S=14 ;' Children of school going sge
15«59 & Viorking age group

60+ 2 Retirement age
Table 17
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17 = Population of themelected Area.

TABLE
Age group Total % Hale 4] TPemnle %

- 4 1233 11.6 621 - 612 -
5«1 2607 24 .6 1256 - 1391 - .
15 - 59 6132 | 579 | 3666 33.6 2566 24,2
60 + 611 | . 5.7 319 3.0 292 2.7
Total « 10583 5762 S444 4821 4545

Notes Porcentages are with references to total population

and are given only wherever necessarye.

445.2

Population pyramids of the following areas were dram
conforming to the above group structure.

1. Colombo Municipal Council area.

2. Panchikawatte eres.

A:The population | pyramidsof. thesglected arca represents

the existing population structure and gives an obvious
description of it. The working age group of this area
repfesent the majority whereas the younger age group
rapresentation is ver& low.

In order to assess the disparities.betwveen the pyramids
they arce presented together in Fige. 5

There is a conformity between younger and older cohorts.
The disparity is seen in the middle age cohorts where
percentage of the males in the study arca is more than
that of the 6ity.

This is perhaps due to the large number of mon employed
in the City are resident in certain parts of the .
Panchikawatte grea and thedw families being in other parts
of the comtry,.
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4.6

Household Size.

TABLE 18 -~ Household Size

A8

5=9

1 -4 e % 10+ %
209 16 828 64 247 22
4,661 As shown in the gbove table the household sizes of the

Panchikavatie area are considerably large with 5-9 member

"'households amounting to 64%.

407

4.7,

'Employmentse

- In this study area there is obviously a mikture of

occupation dut majority of those working are self

" employed, manusl labours.
= It %8 quite; pronmounced in thig mrea due to the proximity
to Gity's commewial arcas

TPABLESTY - Vorking Agel Group,

Total 15=591 ¢ of lMales | & " TPendles o
Population | Age total | 15 = 59 15 - 59
Group ,

10583 6132 | 57.9 3566 33.6 2566 24,2
TABLE « 20 ~Activity Rete
Total dctivity Activi Activit
jééu Rato lales Ra.tety Females Rate ”

oyed

2701 2541 2566 . 4446 120 2.8
4,7.2 Of those vho are employed only a small percentage have-

permanent employment.‘

Most of the self employed people

are dependent on a daily income and on the cmploynment...
oprortunities available in the nearest innor City area.
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TABLE 21 = Status of Employment

R9

Total | Permanent % |Temporary| ¥ |(Casual | % | Self %
eggloy
2701 392 1445 1039 3804 227 |[8.4| 1043 3846

4,7¢3 In thic area out of the 2701 employed (25.5

category - self employed.
who are mamal labourers with a rggular-woik pattorn and

% of the .total
population) 1043 (38,6 % .of the employed) being to the

This categoxry includes those

those vho are involved in en independent occupation,
The general employment pattern of the self-employed .

vorker depends on the.way .the work places operate their
day to day activities.

Therefore, most of those.workers

have their work places in the closeby markets, shops,

groceyy stores, otes

In addltion folthe 'gelf 'emploped'pecpleé of.the above
type there 'are’'cthers'1ike pavement’ havicers, gramsellers,

“toolics and’ coblérs'in the area.

4.7«4 There are the low income temporagy job holders like
unskilled mechanies, tailors, efc. who are relatively
better employed than the others in terms of job security.

The survey further revealed that the housewives of the

low income groups are occupled with jobs like pasting
' paper bags, fixing labels to small packets of spices,

beedi.and shelling raw ground nuts, etce on a commission -

. basis,

This labour intensive operation brlngs an. 1ncome

of about PRs. 5.10 per .day per family, or even more.
However, thege employments ere not available daily and

are very much dependent on the market.
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There iz a hish rate of unenmployncnt in this aroa as
shovn in the following tablee

FADLE 22 - Unerploymont

- S
Rotal gotall o %fglesl e %‘malgs A
" vorking rploy er! nom1o;
oge %33%’ ed i ed v
group |
€132 3431 55.9] 1005 20.,2| 2426 T0.7

Zhe survey ro¥ealed that only vory few of ¢he uancmployed
heve a skill or hipher edueation, "

The folloving tsble o6xplains the perceomtoge cf educotional
levols omong the wnemployeds ‘

PADIG.23 = Dducationel levels of uncrmloyede

e

S1itTed | Unshkilded Ed!gat%onal Leveln
' [ Grode Grede | Tigher |Tochniend
=V V=X Lducation|Fducation

4.9

4.9.1

The percontone of depondanis io oloo very hirhe in $hio
aren ond it cdéo another burden o poor fonilices by
degreasing their por capitel inconme.s

Household incomo

T Almost hel? nuntor of foniliss in Panchili~rotdts oroo

1live bolow subrictonce lovel 1.0. & per cnpitsl income
o? lese thon e 60 por month.“)

Table z4 illustrrtos the percentege living bolow
subsictonce lcvel ard this con he asiribdbuted to the hiph
unenploymont rote in the aren. ‘

(1) annunl Repdrb = Tcononic Rescearch Nepartnont,

Gontral Ronlt of Sri Lanks =« 1970.




71

TABLE 24 « Household Income

HOUSEHOLD INCOMF PER MONTH  PER CAPITAY INCOIE PER ITONTH

Tess | & | More thHan| & less thati| %  |llove than | %

than Bo 400%= e 60/= T3e 60/~

400/= . ' _

1109 [67.2] 541 32,7 868 52.6| 782 47.3

4, 10 Mode and Distance of travel to wark.

4,10.1 As described earlier the madority of employment of this T
arca belong to the temporary and self employed categories,

They usually £ind their jobs in close proximity to their
home. The following tables illustratetheir mode of
travel and the distence to their working places.

TABLE 25 « llode of Travel

Bug s oy 111V Gl v % Foot' ! iy Other | %
131820 4842 [ (81, 1 240 | 1187 | 43¢4 | 144 5,2

TABLB 26 - Distance to'place of work .

Boelow 1/2 mile 1/2 = 1 mile 1= 1% miles More than
: 1% Miles

Y/ 207/ 12°)- 7/
4.11 Housing.

4 11.1 The housing conditions of this are identifled by

dﬁxvidinU them in to three catepgories « .

"g00d® W"Lair® ond "poor“ es speclfied.

Good ¢ Vhather proof, not in need of structural
repeiry new building or evidence of regular
maintenance. : .

Pair. " Some large degree of protection from the elemehtdi
" in need of simple non maaor repair or maintenance.

Poor: In noed cf total replacement or major ronevial,




TABLE Z7 = Condition of Buildings

Good

% Pair 9 Poor a4

- 40

3.1| 423 32,9 821 64.0

441142

a few having asbestoz and tin sheets. -

Eliich hag deteriorated wery badly, .64 % of the houses
were identified as poor houses vhich need total replecement
" or major renewale ’ -

‘Since‘oécupation‘most of the families have grown in size

Out of the total housing units more than 92% are

‘permanent structurese But a large.number of permsnent
. housing structures are more than 70 years old and are

dilapidated. |

dlmost all the houses are two voomed single storeted . \
end of wattle enddaub construction. Some of the houses |
are of stone end mhd plaster.

Though the majority of houges have tiléd robfs there are

- - rs

Little sttention hag been paid to the condition of houses

Hon of the houses could be termed good im terms of their
whather protection structural stability and regular
maintenancg,

In some cases the occupants have repaired walls and parts
of tho building which were ebout to collapse.

end to accommodate the grovhh later additions have been. ..
made, an extra room or kitchen constructed out of tin sheets.

Except for the ventilation in. front almost all the houses
have no through air movements. Families in the slum .
tenemaﬁts_@ccuyy'single rooms and use a common toilet.
Waste-Waxer~fxgm.the houses and toilets,flowvdomnAwithout
proper drain: --The shanty houses which;provide,little
protection.againet weather and in some cases almost open
to the sky.
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The houses are congested and provide little space
for domestic activity. The available area for a
porson is vory small as scheduled belows

TABIT -« 28 Tloor Area per person (1nF2)

0-30 F° 31-60 P2 61-80 F° | More them 80 T2
45 % 3% 8 ¢ 10 %

Occupgtion.

rented out to the oceupsnts and the number of .owner
occupied wnito are very limited as shown in the
following table. :

TABLE 29 =  Occupation

Rénted . Ovmed Other
49.9.9 25,2 % 30,7 %
f

Sexrvices.

The entire area has deen suffering from the insufficient
of utilities such as water, sewerage etc. and the majority
of the people of this area depend om communal toilets.and
comnunal vater t2ps because of the lack of soparate water
and severage cohheotions. .

Although this arca is belssed with a main clectrichty
distribution syc.em the majority of the housing units
depend on korosene for lighting,

The available services can be. scen in the tabie.beldp
vhich illustratcs the percentage of utilisation.
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TABLE 30 - Vater, Sevwerage and Electricity

Vater _ Toilets Lighting
Commmal Separate |Communal Separate Flaghri | /Keroseno
T943% 20,75 86,75 13.3% | 43465 56 045
4.14 Education.
4s14.1 Sri Sangaraja lladya llaha Vidyalaeya (a Central College)

is located in this area and is.open to children from
other adjacement areas as well, In addition to this
school scveral genior and junior schools are located
close to this area.

TABLE 31 « Children and School Attendance.

Populgtion 5 sty Tl ; % of)l.5 = 14 Attonding School

e Temale lale Temale . -
I 1256 1391 69,2 66:1
4414,2 llost of tho parents attributed non schooling to poverty.

Although thé Government issues free books to children

poor parents hardly.can meet othoer demsnds such ag
compulsory uniforms, etc. -

At this stage bous drop out of school mostly due to.-the .
insufficient household income which does not meet the school
needs, and tend to take to some form of employment which
may elso help them contribute to family income, Edler girls
drop out of school particularly due to the attitude of
parents vho do not enoourage a girl tp continue schooling

on attaining nge,
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Table 32 = Reagons for non schooling.

% of llales % of TFemales Reasons for non Schooling
Hotigghool Not Schooling

poverty Sickness Iﬂg%ffer-
36.8 33.9 86,05 12,07 2.0%

4.15. ..Observations other than those recorded in the questionnairew
4.15.1 The questionnaire vias able to record only specifiec

pPhysical and socio=economic information. But many.

bPeople of this area has problems of confidential nature

which under normal cireumstances would not have been

disclosed
4.1502 A brief summary of such problems given here will better

’/understanding of the condition prevailing in the area.
_Poverty. is the nommal and only.qbvious picture of the

social characterintic of this area.

“Sometimos poor families have sold whatever they received

4.15.3

4.1504

on the ration cards as a partly solution owing to acunte
poverty. ‘
Some unemployed people have been addicted.to illegal ...
bugsiness affairs such as selling illicit arrack because
of poverty due to lack of job.opportunities invthe
existing socio-economic frame.

A shelter.in any condition is a great business item in
this areas, whore people have to pay a large.amownt o

key money and monthly rents to occupy even a shanty.

The monthly rent varies according to the condition of the
housing unit but is alvays unbearable amdunt to a poor
Pamily. llost of the families displayed an unawareness in
coping with official procedures and utilising institutional
facilities They are not aware of their legitimate rights
in demanding better services. Only very few had some idea
as to hovw they could make use of tho available facilities
vhich do not reach them.
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In the above discussion the problem that are involved in.
obsolescence have been highlighted. It was.showm that the
unemployment hasfbeen an acute problem provailing.
epproximately 567 of the total vorking age pnpulgfion is
unemployed, This unemployment problem was furfher
aggravated by the uncertainity of being employed.oven

"§s availadble jobs. It was shovm that about 84%.0f the.

total employment is f£alling under the temporary, casual
gnd self-cmployed catergories. This service wmemployment
problem essentially let the totsl household to earming

low income. About 67 % of the total Nousehold has proved
that they sre earning less than Ps.. 400 per month. The
sevearity of low income has to be analysed within the ..
contegt of hougehold size. As it was highlighted in the
above discussion the household size is considerably large
with 5 = 9 member household amounting to 64%., Consequently
the percapita income per month of 53% of the total .-

population is not more. than fs,. 60 .per month, Condition

of the|buildinrs vas analysed and i%. was discovered about . .

764% of the total buildings are falling under poor condition.

In gddition to above problems lack of social and physical
dnfrastructure facilities gre comtributing much to make.

these problem more acute. Inadequate water commections,

lack of adequate sowerage facilities and eleotricity

cimanding highexr significance. Thexrefore the problem of . |
obgolegcence seems not td be a one diamentional problem but |
it is a synthesis ~f numerous physical, social and cconomic . \

- problems. Hence it can be concluded that the obsolescence is |

a multidiamentional problem. e |

In the light of the ebove analysis of problems that ave
connected with obsolescence, it vwas possible to shift om to |
the next stage of setting objectives throusgh analysis of
occupant needs, available resources and constraints.
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s it ves nontioned in tho pDaverrobh 443, 1 tho omalycis.

of occupont noodo regsurceos ond constreints covo orcénticl
clcomente of cotéing.objoctives, in cvointion of Urbon
renoval nothodolonye “horefore dovetion of thic ctope |
for snnlyoing thoce clemonts ic nmeh logienl. Disstly
diocussion of thioc store will be dirceted to snolyco

tho occupont needs on the beois of occupoats pricrvitiesn,
cecondly the discussion vill bo focussed ¢ tards enolysing
af vopoureos ond conntrninio Lor urbon Tonowod,

Tron the survey cad tho faforme) dlscuocions reoin ficedn
of the poople of thic ores vere 1dentificde Information
vao ob%adned on prioritics that peopie ensigned to gporie of
$uclr nocds. /

The roase of occupanto moéa rocorded can bHo Aivided in ¢o
Pivo. eropovien oo 291latne
I. [ Housing
T7e [ nvizennontel -Inprovencalds
X1, v Imaloyriont
I [Henlth Irprovencomts
Ve Pfoseicl (orvicose

Tho schedulo of needs prosented here incorpornte tho prisritios
ond thoe relative irportente of thoe neefs oxXprescod by occuponts
as o poerecnbone of the totod

Serndrle of Noods.

Tleed Croup cud Toods @ of household im meod,
A6 TS S
F0 romoin in oren 4¢
0un modoratc dotochod houce 59
" Orm you house 1
Omm €lat 6
28ditdonn) woons 41
Dincncicl po-istonce forwpoirs 4|
Uetorinl oscicteree for ropoivs 6
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. Environmontal Improvements

Hore comnwunal water taps
Owmn Vater Tegps
Ifore communal toilets

Ovn toilets

Access roads

Open space

Employment

Financial assistance for om
enterprise

Material assistance for own

A cntorprige
Batter jodbs ‘
Space for commerce

Space for industry

Hoalth Improvement

Public Health focilities
Haalth Education
Specialist Treatment

Social Services

Vocational training centres
Community Centre
Charity

T4
11
82
21
42

11

32

22
11

12

12

31
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As the survey was oriented to f£ind out the needs of the
community it wes able to generate information from the

people of the selected area on the vaious types of
rosources md constraints of which the occupants asre avare.

Peoople expressed their needs firstly in answering to the. .

questionnaire and secondly during the discussions that was

encouraged thoughout the survey: Uhen they stated cortoin

needs they were asked to relate their kmowledge of any

constraints that prevented them from obtaining their needs.
Iloreover, they were asked to mention onything ranging from
cash, voluntary service to their willingness to co-~opecrate

in a renevwal programmes.
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llost of the resources and constraints affecting a
statement of need vere recorded during the qestionnaire
survey of the area and'diseussions vith the people.

According to the records detalls constraints that effoect
.to the occupants® needs f£all in to four major goups.

I. Financial

II. Tand
ITII. Institutional
IV. Social

Having identificd the effect of constraints at a theorotical
lovel, it was decided that the implecation of constraints
should be discussed in detail so that they could be later
intergrated in to the renewal programme of the selected

©aYege

At this point, institutions whose objective and Punctions
are related to urban development were idontified, Some

of thegeimgtitutions were sélectedlto £ind the ways in
“which theylcould contribute tovards meeting the needs and

rdigcussions ere held at the institution to finds

I. Regources of finance, technical and material
assistance, land service, etc.

- TI, The procedue and conditions attached to such
rosources,

Some of the places visited for'the above purpose
were 1. |

1e Urban Development Atthority

2« DNation2l Housing Development Authority

3. Common Amenities Bgard, A

4, Colombo !Iunicipal Council

According to the recorded detoils and institutional

details the following problems which have to be overcome
for a successful renewal programme were identified:
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_ Beggources for Renewgl .=~ Constraints for renewal

Pingneial Tinancial -
Public loans Lack of capital
Private loans = High rate of intcrest

Foreign donors

Land _ Land
Existing land arca Lack of efficicnt space
Institutional ‘ Institutionél

Urban Development Authority Isnorance of failities.

National Housing Development Inefficiency of co-ordination
Authority

Common Amentties Board

- Colombo Municipal Council.

Other Public- Institutions
Other Velfare Organisations

Social ' B Soeial
Willingness to increase : o, community organisation
income

Having analysed thélbasic needs of ocpupants apd the effeof
of constraints, it was decided to move om to the next stage
of identification of the objectives and the process of
Ur%an renovale

The discussion developed in thase gtage has revealed that
the problem to Which _People are seeking solutions are much
similar to the problem that are analysed in the previous »
stage. Therefore 1t can be concluded that the peopleilivihg
in thig ares are seeking solutions for the problems analysed
in the previous stage in terms of physical social, economic
and environmental. L

" In the second part of the above discussion of this stage the

constraints and resources have been analyséd.- Any objective
that conld be set goint beyond.the limit of the resources. and
constrain would bo wnrealistic. -Therefore the objective of |
Urban renewal have to be dramm vithin the limits of available‘
resources and constralnts. ' eia |
Having analysed the occupants needs.and priorities and the
effoct of constraiﬁts and resources, it is mmch logieal to
move on to the next gtage of _setting objective for deqelopmenW

of urban ronewal pProcesse. \

A

Y
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5 OBJECTIVE CF URBAN RENEUAL

Urban renewal is ccmparatively a modern ccncept
in urban planning. The objective of Urbam renewal
referred to different meanings by different areas

of Urban analysts, Therefore this stage will be

divoted to discuss the different objectivgs set in

the recent history by different Urban analysts to

evolve a realistic cbjective which fits in to the

context of problems that are posed in the study

areade

An objective can he define‘as a vehicle used in
approaching towards a goal. Very often a set of
objectives is adcpted to approach a goal. Therefore

ccupartmentlization of objectives camnot help in
approaching the concerted goal,

Recent history of Urban Renewal Projects has wit-
nessed that the objectives set in such projects
have been biased to one of these areas, such as
physiéal social, economic envircnmental etc., that
was concern With one aspect of Urban Renewal

Programmes.

As"was'concluded in a previous stage the problems
of obsclescence is multi@iamentional. ?herefore,

objectives of an Urban Reneual Programme should

also}be-multidiamentionalg'

Robert C, Waevar (1) argucs on Urban renewaleeee.."

must be to geq as much economic in pact as possible"

This argument clearly reflect bias of the objective

-

to the economic aspect of Urban renewal,




Such arguments can misguide the objective of Urban renewal -
programme since the problem of obsolescence requires a

multidiamentional approach,

Urban Renewal Authority in Kuala lampur (2) has gone a fur=
ther step ahead in decfining the objective of Urban renewal
programme by saying ''renewal generally embraces the improvement
or addition of necessary intrastructure and utilities in
existing structures and the remodelling of older structures,
Renewal on the other hand, consists of the erection of new
structures cn an existing site generally at higher and more
eccnomic densities and envirconmental improvements to an area,
including new cr improved circulaticn and utility system as

may be needed,"

(1) WILSCN - J.Q. (ed) Urban Renewal - New Directiou in Urban
Renewal - The M.I.T. Press - U.S.A. 1973 - P, 663

(2) Orban Renewal llAnnial ‘Report v 199610 Urhan Redevel opment
Aithority Kuala Tumpur - 1976 - P, 20,

The clear draw back of this definition on this objective is
T

~. Placing a increased emphasis on physical development along
while under estimating the value of the sccial develoopment

Urban renewal,

Cther than these sectional objective different institutions
dealing with Urban development tend to set their objectives
to meet their institutional requirements, In this regat&?f'

Urban Renewal in United Kingdom can be sited as an example, —

The Local Authorities in the United Kingdom are the sole
Authority being concern with Urban renewal and very often

"they tend to set their basic objective tc get the best re-
development scheme, To this end the architectural and finan-

cial aspect are to play higher importance and being considered

together as a part of a single process(1).
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Even in this attempt difining of objectives the
basic problem that are involved with -obsolescence
in the area under study have not been given due

consideration, -

In this regard two experiments had been undertaken
with ccmpartmentalized approach in two different
countries with different pelitical and economic

circumstancese

They can be listed as follows:

(1) Renewal for Downtown Ithaca - New York - U.S.A.(2)

(2) Renewal for the 0ld City Areas - Karachchi -
Pakistan (3). ‘

-

Renewal for Down Town ;thgca:-

Ithacaits: @own ot Wi has an;idéalnlocation serving as a
pegionall Bhicpping centre.io theONew York State. The
renewal’pldn!foriithe down towﬁ Ithaca as proposed by

the City Council in 1976, to create a new shopping centre
to be the '"hoart" of th. City and of the regicn. This
new down town has been designed to enrich the life of

the community; its residents, businessmen and its
visitors, Further the plan has been based on the assum-
ption that the down toun represents valuable tax re-
source for City and should‘not be qllowed_to deteriorate

from this positicn,.

(1) Planning Bulletin - No,2 - Redevelopment in4§;actice
H.M.S.0,-Pe 12, DU o

(2) Renewal for Down Town Ithaca - The City Plannming
Board - Ithaca - New York - 1976,

(3) Renewal for the O1d City Areas - Master Plan for

the Karachchi Metropoclitan Area - Project No.3
Karachbhi - 1975, o




Renewal for the old city areas of Karachchi: Karachchi is

one of the major Cities of Pakistan and has suffered

heavily from various problems. A Master Plan for Karachchi
Metropolitar area was prepared by the Government Of Pakistan
in 1975 with the assistance of the United Nations in order
to overcome their problems. Goals of the Master Plan have

as their aim the reduction of obsolete areas of the Metro-

politan area.

The Ithaca and Karachi renewal projects represent ccmmon
objectives of Uraban renewsl. Common objectives of these

renewal projects can be identified as follows:

1. 'To reduce obsolescence,

2. To provide mo-e areas for housing commerce and

other activities,

=3, To provide adequate facilitiesy

4, Tolmaximisel theCtax rdturns)

The Ithaca and Krachei renewal projects also use a common
process to carry cut remewal programmes. Froam the initial
stage of surveys the process has continued until the achieve=

ment of final needs,

As the above common objectives of this two renewai/projects
suggest the Ithaca Down Town renewalprogramme/had been more
concerned with commercial development while the Karachi

renewal programme being concerned with gocial aspects of Uraban

renewal progranmes, -

Althocugh the problem of_ﬁnemployment plays a crucial role in
the problem of obsolescénée Karachi Urban Renewal Prog:@hms

has not eleminated that from their master plan. Therefofe.
Urban renewal programme in Krachi had—not been cffective and it
has further proved the necessity of multidamentional cobjectives
to guide the action, |
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. of Urban renewal problems, ' ‘ L

R

The confinemento of Urban renewal programme in Ithaca -
U.S.A. to the context of commercinl development cnly is
partly due to the economic set up and partly to the rcle of
planning agencies in U.S.A., '"In America the eatire Urban
Planning process is an independent task of Local Public
Agencies of the Federal Government hardly involves itself
in its plans." (1) Therefore the Local Public Agencies were
mortivated by the objective of Commercial development to

raise their tax revenues., This objective inevitably had led

“the local Public Agencies to eleminate the other significent

aspect such as Sochl and environmental,

Although the Ithaca down town renewal programme is a result of
an independent decision of the Local City Planning Board the
Karachchi renewal Programme seems to be g shadpw of political
decision of the Central Government. Therefore the objective
of gaining Socail benefits has become the main objective of
the Karachchi renewal 'programme, becauselof this biasness ef
objéctives to the(socatliaspectsconly the recovery of cost

of “renewal 'project!'ias‘made impossible to the Karachchi Local
Authority. This analysis reveals that the falviers of most
Urban renewal projects are arising out of the confinement of
objectives to the comparﬁmehtalized aspect of Urban renewgl
programmes and that have eliminated comprehensive apprabéé‘

toward the Urban renewal projectse

-

Therefore the objectives of an Urban renewal programmelshould

be able to guide the action which covers the all.aspectg




oS

513

Selek

Rg

In the 1light of above discussion and the experiences
acquired by many countries, the Urban remewal progra-
mmes could be classified into two major groups as

follows:

1. Partial Urban Renewal.

2. Comprehensive Urban renewal (Total renewal)

In the above discussion it has been emphasised that
the partical develepment is not holding capability of
solving numerous problems ccnnected with obsolescence
having origin in many sectors like sccial, economic,
physical and envircnmental.

The problems involved with obsolescence in the study
area reveals that they are having origins in many

sectors contributing at various degrees to much severe

problems of obsolescence,

-

-

-

1) Wilsen'd. AL -(ed)  Urban Renewal - New Direction in

Urban Renewal The M.I.T. Press U.5.A. - 1973,

The problems of the study area as high lighted in the

stage four and the discussion so far development make
the point to define the objective of Urban renequ:

programme in a manner that could reflect the qgmpfehen-

-

sives of Urban Renewal Programmes. .

-
el *

The Urdan fenewal is a prodgéé;qfiimprbvement of ©obsoe
lete city/éreas'cpnsistingtﬁf;SQEial economic physi%él
and environmental‘conditidhé}/ﬁhere by the henefits of
metropolitan living would dzﬁrﬁé to the dwellers living

in such areas,

In the light of definition of objectives in the above
discussion calls for identification of Urban renewal

. . ) " 7
fundamentals that the planner'ﬁés_to consider the pre-

paration of a Urban renewal/pfég;amme for the obsolete

city area which is under study;f These fundamentals are
identified through the process of analysis of objectives

appearing in a previous state,
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FUNDAMENTAL OF URBAN RENEWAL:

Cne of the primary concerns of Urban renewal programming

is tke provisicn of adequate housing facilities,

Where it is to he resclved by the pfovision of new
housing or by the upgrading of existing housing has to
depend on how it benefits the Socio-physical standards

of the areca.

The environmental quality of the obsolete areas has te -
be improved by providing adequate open spaces and by
reducing existing congestion and pollution., Cther phy-
sical improvements such as the development of infrash-
ructural facilities, etc., have to be embodied in the

renewal programme,

As obsolescence ccnstitutes land misus and waste,

propgsals for rectifying these have tc be. embodied in

-

.«/‘

the programme,

e

EN

The Urban renewal progrmme should always deal with the
complex social problems of the City dwellers of the
problem areas providing opportunities to-improving their
social standards. /if

There should also be an appfopriate indqgtrializatidn
and commercialigzaticn programmeﬁ/;uciﬁ&ed.ih the renewal
programme in order ?gfggvelﬁﬁéftﬁe existing capabilities

of the area{fifmghch potehtialitiésﬁq;e available.

The mulfifaceted deevelopments enVis;géd in the making
of a Urban renewalprogramme require;?h*pfofound analysis
cf problems, resources that are avail;blglto solve '
these probleqsgand conétfaints for generé;ionWOf

solutions,
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In such analysis a rational process of planning is

necessary not only tc in depth study of problems,

resources, and countries but also to gemerate raticnal
soluticn with the support cf wide public participation

Therefcre, the fullowing part of the discussicn will be
devoted to evolve a rational planning prcocess which is

essential in preparation of an Urban renewal programme.

THE PRCCEGSS CTW URBAN RENFUAL

The process of Urban renéwal can vary according to the
problenm concerﬁed. but the general process of Urban rene-

wal can be illustrated as fcllowus.

It is very important to have a general understanding of
the existing problems as it provides a_ fundamental frame
wofleifor the selecticn of nn Urban area for a detail study.
Thefprccess of Urban repewal has tc start with a prelimimary

survey.

Survey: Having selected an area which is in need of renee
wal, a survey has to be carried cut to identify the extent
and the nature of the problems involvzd. The survey would
help in the collecticn of Social, Economic and Physical
informaticn of the area tc be ccvered. Ccmnunity needs and
pricrities have to be identified during the survey. It
also helps to identify rescucrs and constraints which are

offered by the area,

Analysing: At this stage the data alread; gathcred has
to be analysed in crder to identify the magnitude of the
problens and tq provide the basis for appropriate acticn
to be taken,
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Proposed Actions: Having analysed the nature and

the extent of problems, potentials and existing
constraints, action can be proposed to overcome the
problems identified. -Proposals will depend on the

social technical, institutional and financial

-capabilities,

Evaiuaticn of proposals: Proposed actions have to be
prop 4

evaluated:

(a) to identify their suitability to the overall
development plan of the City

(b) to identify their economic and technical

feasibilities = and
(¢) to identify the priorities of the programme

Implementation, Monitoring and Tedback: This is the
final stage of the, process of renewal. Utilisation
of resources, implementatiocn, feed back, etc., will be

included at this stage (see figure-6)

The plan has to bhe reviewed continuously alone with
its implementation process and the acticns should be
guided in the line witi planned projoct. - Every step
of the process of implementing the projecf“haé to be
checked and necessnry changes have to be ad@é& to the
plan in the case of unforseen constraiﬁbs’d?e met.
Therefore, plan could be subjected'té further changes
and it should follow the ﬂiﬁnning process 5& was made

in the first plane
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Pig. 6 - THE PROCES: OF URBAN RENEWAL

Need For
Renewal

90

Survey on the
Nature & the
Extent of the
Problems.

Survey on the

Community
necds.

Survey on the
fesources and
constraints.

Anulysis of the
Problems, needs
resources and
constraints.

l

— .

. Proposed Actions

for renewals,

|

Evaluation. of
propos&ls,

Implementation
monivoring and
feed back.
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CAPABILITIES CF PIANNING AGENCIES TO UNDERTAKE
AN URBAN RENEWAL PRCGRAMME

An Urban renewal project has to be formulated fhrough
an analytical process such as the planning process
evolve in the above discussion., In formulating such
a project in a way was analysed will be possible in
a context of urban Government having capability of
proceeding such project through an analytical process,
Therefore, the feagibility of undertaking such Urban
renewal progromme to a large extend depend en the
capabilities of planning agencies. Because of this the
following part will be discussing the powers and
functions of different planning asencies that make
formulaticn and impelementaticn of Urban renewal
programme possible, |
Following agencies will ve dealt with reference to
their functiongsrand, powers; to, carry out’anﬁ implement
the ~Unban renewal Prograpmes ' L

Urban Development Authority

National Housing Development Authé}ity

L7

Ae

B~

C= Colombo Municipal Council-
D= Common Amenities Board

E~ Other Agencies S

URBAN - DEVELOPMENT AUTHCRITY

This authority was -formulated by the Minister to undere
take the integrated plan and implemenfation of such
plans in order to achieve physical, economic and social
development in such areas declared by the Minister of
Urban Bevelopment Areas(?1) ' '

’

The powers and functions vested in this Aythority make

possible the undertaking of plinned development in s
jurisdiction. In its development areas ghis authority

is empowered to "carrxﬁout integrqted planning and
phsyicalfdevelepment within andcamohg~such.areas....(z)
. . 3 N

72
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Since the Urban renewal programmed as examine in the above
discussion is being an integrated development including sccial
economic physical and environmental aspects. The provisions
84 of that act clearly cmpowered to U.D.A. to undertake such

projects,

More over different components synthegized the Urban renewal

project

(1) Urban Development Authority
(2) U.D,A. Act No,2 of 1978 - Section - 8A.

like residnetial, commercial, clearance of slum and shanty
areas and development of envircnmental standards in an Urban
renewal project necessarily require clearly defined powers to

I be attached to such agencied, In this respect Urban Development
Authority is empowered by its respective Ordinance to "imple-
mentvrelated programaes of development works, aétivities and
sepgices in Buth areas thdt 'are- consistant with integrated
planting,es...(1) ~ to "formulate and submit development plans
inclﬁding capital investment plan to the Minister for approval
by the Government..."(2) to "formulate and implement and execute
an Urban land usérbbiicy...."(j) to..."formulate and execute
housing schemes in such areas...'"(4) and to "cause the clearance

of slum and shanty arease..."(5)

If any Government Agency is iﬂterested in undertaking an Urban
renewal programme which can make a request to the Urban

Detelopment Authority to prepare "e... development project and
planning schems on behalf of such agency nd tc cordinate and

supervise the execution of such projects or scheme" (6)

(1) U.D.A. Act No.2 of 19784 cceeeee.s.Section =
(2) U.D.A. Act No,2 0f 1978.c.vseecs.Section =
(3) U.D.A. Act No.2 of 1978¢ceuscscseS0ction =
(4) U.D.A, Act Nos2 of 19784c.ecees..Section -
(5) U.D.A, Act No.2 of 1978.eee.v..o.Section -
(6) U.D.A. Act No,2 of 1978.cce.v...0Section -

o = 2 - QW
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Very often Urban context where different Government Agencies

are functioning with different interest in undertaking develope
ment projects, the problem of cordinaticn arises., The same
problem has long been evedent in Sri Ianka and an attempt was
made in this act to voercome that problém. The Urban bevelopgent
Authority Act empowers the Athority "to approve, cordinate and
tontrol development projects or schemes of any Government Agency
in such areas"(1) As far as these functions are concerned it

is apparent thae Urban Development Authority can undertake
Urbanvrenewal programmes and such programmes can be formulated
through an analytical process such as one that evelved in a

previous stage.

An Urban renewal project will not get on to the ground unless it

is implemented by a Government Agency which is empowered by its
N respective Urdinace with necessary Legal powers. In this
respect Urban Development Authority is holding immence powers to
implement such development projects in development areas. The
U.D. AL Actlempowers the authorif&f"fs‘;;dértqke execution of ~
development prioject and-its< schemes -as’'may be approved by the

Govérnment"(2)

~ (1) U.D.A., Act Bo,2 of 1978 -~ Section P
(2) U.D.A. Act No,2 of 1978 - Sectioen 8C

In additicn to this U.D.A., is vested with power to "1m§5he5£’

development plans and capital 1nvestment plansece(1) whlcg 18

essential to facilitate the 1mplem9nt1ng such progects.
N /\Infraatructure development propeosals 1nvolve in Urban renewal
\“.

ppogect can be implemented by only the arenCLes that are having

v powers to- implement them as well asto formulbte capital
‘/> improvement projects. For this end U.D, A. is wmpow;iid by the
\\ Act to formulate capital improvement progyammee"(a)
/ s
‘ //' "\Up to the time of Urban Development Au¥horiiy ﬁeing-f mulated

4 S I =
"/ ,/° there had not been any Government Agency with sole powef to

P

7/ implement development project with the collaboration of\prlvate
‘ sector entreprenuer, In this respect;+he U.D.A was giv n the

power" to enter into any contract with any peﬂson for the\

1

V4 , ' : j
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execution of development projects and schemes as may be approved

by the Government" (3)

Thg Urban Development Authority can function in the context of
Urban Development not only as a planning agency but qlso as a
devélopment finance agency. It can raise necessary funds through
its own sources us it is empowered'",.... by way of temporary

loan on the subsecti .n (1) by the issue of debentures.(1)

(2) U.D.A. Act No,2 of 1978 - Section H
(3) U.D.,A, Act No,2 of 1978 - Section E

Seltol Naticnal Housing Develcpment Authority

This authority was formulated in 1979 with the objects of'"eees

- construction of flats, houses and other living accomodation or
buildings" (2) Formulatiné schemes",.. to establish housing
development \projects’ in order/itonlieviate.the housing shortage"(3)
Causiﬁg’"the clehpHtice 05 s1am dhd ‘ghdnty nrease.."(4) and of
"promoting housing deVeéltpment"(5) In additicn to this objectives
there is ancther objective of N.H.D.A. 'to develop or re-develop
lands for the carrying out of any cf the objects of the
Authority" (6) 7

P

This aubhority is empowe;ed to undertake planning dnd implementing

the projects for '"the erection ccnversion improveﬁénts and extension
of any flat, hcuse or other livihg accomodation for any Bui}ding

for residential purposes"(?) This provision is higher significance
as it gives the power to the authority to undertake the planning

and implementation of ungrading schenres,

(1) U.D.A. Act No,2 of 1978 - Section 11(2)

(2) N.H.D.A. Act No.17 of 1979 - Section 4(a)
(3) N.H.D.A. Act No,17 of 1979 -~ Secticn 4(6)
(4) N,H.D.A. Act No,17 of 1979 -~ Section 4(c)
(5) N.H.D.S. Act No,17 of 1979 - Section 4(d)
(6) N.H.D.A. Act No,17 of 1979 - Section 4(e)
(7) N.H.D.A. Act No,17 of 1979 - Secticn 5(a)91)
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Similar functions were vested with differeht'bi:nning.
agencies which has created a ccmsiderable complecations in
operation of planning agencies the present context of Urban
development, N.H,D,A, is vested with power to undertake "the
clearance and redevelopment of slums, shanties, tenements and
other building with are conjested and unsightly or in sanitary"
(8) and this can be compared with the similur functicn vested
with the Urban Development Authority as ''to cause a clearance
of slum and shanty areas and to undertake the development such

areas"(9)

This conflict among planning agencies was given due consideration
by including a provision of Urban developemnt Authority Act
giving powers to the Authority as follows, '"Where any area

has been declared to be a development area the Minister may by
order published in the Gazette declare that any planning scheme
or project in a development area under‘the provision of Town

and Country Planning Ordinance or under any other enactment
whichris in/jgenflijctWilth) jany development project under the

provision bfcthis law ehall ceasectiooperate in that area"(10)

o

p

(8) NeHoeDeA, Act Nce17 of 1979 = Section 5(a)(3)

(9) U,D.A. Act No,2 of 1978 -~ Section 8-N
(10) U.D.A. Act No,2 of 1978 - Section 23 Sudb sectikon 1

The N,H8.D.A. can funztion not only as a planning agency but

also as an executive agency as well as residential development
financing agencyes It also posseas the power "to obtain loans
on such terms and ccndition as may be approved by the Minister

for the purpose of carrying ocut anyof its objects"(1)

The N,H,D.S. can raise the funds through the &imilar sources as

U.D.A. can do, In this respect N,H.,D.A, iz empowered to ",eee

- . borrow money, otherwise than by way of temporary loan under sub-
¥‘8eétion ~ (1) by the issuc of debenturese... (2) This pt {sion

' ~is great advantagecus of carrying out housing developemnt’ﬁéhemes.

(1) H.H.D.A, Act No,17 of 1979 -~ Section 5 (J)
(2) N,H.,D.,A. Act No,17 of 1979 -~ Section 26(2)



SelteSe Colombo Municipal Council is wmpowered by respective
Ordinance, by-laws and by other Urdinances which have
vested the power with Municipal Councils to carry out

certain functions which are prescribed by these Crdinances(3)

(3) Town and Country Plamning C.dinance = No,13 of 1946 -
Housing and Town Improvement Ordinance and Municipal Councils

Ordinance No.29 of 1947

Colombo Municipal Council can continue operation of its

functicns of Urban development with subject to the planning
approval of Urban Development Authority. This implies
under the Section 23 of the U,D.A. Act, that the Urban
Development Authority can get Urban Development Projects
implemented through the Municip al Council. 1‘herefor.'e.
Colombo Municipal'council is holding the ability of under=-
taking and implementing the Urban nenewal projects wih the
f&ollobaration ofy Urban, Devclopment Authority,

Sell6, Common Amenities Board

Since the ceiling on housing property Law (1) enacted by
the Government excess housing properties wefg/;ested with
the Department of National Housing and thejgepartment of
National Housing was incapable,of doing mainiénance of
common amenities -belong to raw houses and other slum
gardens. Therefore an authority was formulated b& the
Government in order to maintain these common amenities and
“to provide conmon amenities for such houses at tﬁ; request
of residents: This authority was called Co?zgg/ﬂmenities
Board which was called and formulated under the law No,10

of 1973, . e T

e
e

(1) Celing on Housiﬁé property Law = No.1 of'1973,'
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This Board is responsible for the provision of amenities

including water, sewerage, draimase, gas, electricity and
garbage- disposal, as well as the establishment of facilities
such as roads and paths.(2)

It was with the re-organisation in 1977 the Bgard greatly
accelerated its programmes constructing or repakring latrines,
bathrooms, taps and housing in 142 ccmmunities between July
1977 and July 1978 (3).

The only incapability of this Authority is finding adequate
furds to provide such facilities for the obsolete areas.
Provisions are anot made in this lLaw to act as a receipient of
foreign aids though there arc nuemerous foreign donor agencies
willing t» provide funds to up grade such commen anenities,

In this respect UNICEF has been providing funds in order to
undertoke commzon amenitj developments in its jurisdiction.
But however the UNICET assistance in the slum and shnty l
prdogrammé |is, restrictedoto bhe Citiyl oflColombo (/+).

lormal procedure ds|that. the Common Amenities Bomrd decign the

project where the UNICET provides funds to impiement thenm,

s

~ P

(2) Ccamon dmenities Bnard Lagw - No,10 of 1973 - Secticn 57 .

(3) Performance Report - Physical and Financial'Programmes -
Common Amenities Board - 1980. |

(#) ibia
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Selte7s Other Agencies

In planning the Urban renewal projects and their imple-

mentation could be undertaken by various other Government
Agencies other than the agencies which are mentiocned above,
These other Govermment Agencies could be classified in to

two categories as follows:

1. Planning Agencies

2. Executive Agencies

Under the category of planning agencies could comnsider the
Department of Town and Country Planning, Tourist Development
Board, Department of Pighways and Colombo District (low-

lying areas) Reclamation and Development Board,

Under the category of executive agencies can consider the

National Water Supply and Drainage Board, State Engineering
Corporaticn, Department of Building, etc.,

Lhese [dther agencieshave to operate their functions~with

subject!Cothelleontinuous cordination  and planning by the
7

Urban Development Authority, ) -

Avove analysis has been forcus to wards an analytigal’
observaticn of capabilities of planniné agenciégﬂin'Sri
Lanka with refernce to the ability ©f planning and implee

menting Urban renewal progféﬁpe”ﬁhich requires involvement -

P

of numerous agencies, =

It has revealed that the planﬁipg agencies as well as the
executive apgencies haveatheipoﬁers and capabilities in
undertaking an Urban renewal programme such as ocne that has

been evolved in the present study.
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6. ZOUING ALLOCARICH

liaving evelved the Planning Process and the Capabilities
of Planning agencies this aanalysis has to be extended

further covering the analysis of problens involved 4in

gonning allocaticne. %his extention in the analysis is
rational since it provides the basis to quantify tho

land requirezents lezding to preparation of final Zoning
Schexne and Getail layout plaa Zor the Panchikawatte area.

Boelore step into the preparation of final zoning scheane
end layout plans analysis has to be undertaken to

doternine the area in which the probleans eould be
solved.

In provision of residentiszl units for the houschold in
necd of housss the surrounding developaent projects and
the existing pattern of developaent have to be necessarily
considered. In this regard an eye observation was made
and found that the surrounding arca is densely crowded
with population and physical ‘developméent. Therefore
£ihddng suitable area to be utilized in generating
sclutions for the probleis.

If any area were available in the vieinity the h.useholds

cannot be relocagted since such solutions will force tho
people afford an increased aizount for cost of trausport,

Zhis increased trcnsport coot would impose soxne hardsnhips
on low incoae groups in travelling to the working places

very often docated in centre of the city. DBecause of
this rcason pcople living in this area are not willing to
aove out of the existing residential arca.

Ywo housing schemes are underwvay in the vicinity ond one
of it is rceching final stage. These two housiag scheaes

are Jaligewatte liousing Schele and Locl” Gate Housin,, Schene.
daligawatte lousing Scheae was undertaken with the idea of
providing housing feeilities aluost for the niddle incoae
groupse 5v:n this housing sbheme still could not provide
acconiode tion Sor the shanty dwellers alrcady occupying
1land area waich is faliing under the .ialigawatte Lousing
Sehexe. 4“herefore the solutions ceaniot be geaeratcd for
residential problens in other housing projects which are
underway in tie viecinitye.



601 02&

6e1.3

6.2
60201

1!

dlnee Che housonelds in the study area hove beea liviag

Jor more tuan 49 years. shey hove been used for tuo

'Lracn livin; patterme Lhorofere this people conact Foce

as; cudfen chzase in the social aud phyeiecl murrounding
oadeh is sitronre 2or thca. whercfore urban sockal life
has to be assure lor thel in gerercting solutiozs Jew
fheir probleile

Qonsidering ths cbeve Foets it hes o be concluded that
those is no gossibllity of redoeotiag the low incere
houoco holds, which foris largest catesory of total nunmber
of h.uaocholdse

A3 €or o5 the cozlersicl developnent in the study erca is
consern it is apparent Lect thot the Penchikovatice orea is
nigaly specialised Loz Sotor susre port businecs. Lvea
the lcad volues im the proiicceat areas ave ~mch higaer
thon the ethier areas, in the vieinity. Thesefors the
cozlorcial developaont has to Le undcrieken withia the
area gince tag deaand £o2 notor spare nerts is bo.ny
aldecated by ite

Lite yeon ieyeiad devélepant du dhgiarea o be crisidored

cg=one couponent''of tlie urban reaewal projecst and also

thle ceuziercinl developaocnt very often is beims cepable

of gecaevating profit ard that eca bBe utilized ia residenticl
davelopaente 2his iaplies the residentiel developacnt that
hag to be undertaken tojctner with tie coxercial developaont
in ordor ¢o auko tiwe resi@en%i:l econoalcally fecsidice.

Having tallea the above focets into considepati-n the anelysis
of probleas and generati.n of solutions for then hove to be
undertaken, nalysis ecmniot De ccncentruted only at existing
provlcas but it hos t0 be extencded coverin the future stote
of current probleils as wells Yacrolore pojulatin projecticns
lizs to bo undertaken in Che anexrt astep of this anclycise

Table « 33 Populativn Croutlh Jate 1963 - 1978

Izap Populotion Crowth rote | Average Growiis rate
1963 9371 -

1971 10231 51 ) 43
1979 10533 043

cotorainaticn of crowti: rate ior Projecticn.

Lew Developasut gehiene undertaiten in Coleabo will attrcoet nere
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people in to Coloabo. Therefore migration movement will
be increased, with the implementation of following

develdpment schemes.

Echelon Square Development Schemo.

Lotus Sentre. . !

[Jarine Drive.

Pettah Market Complex.

Peliyagoda Integrated Development Project.

Housing Projects.

These projects could increase the informal activities

as well.

But on the otherhand there are two major negative factors
in the migration. The first one is increasing cost of
living. (table 34 e..)s According to the Central Bank
reports cost of living in Colombo has been increased and
living in Colombo has become more expensive.

Table « 34 =~ Cost of living ingex Numbers = Colonbo

Hovember 1938 April 1939 - 100

Period . All Items
1963 305.7
1965 _ 31641
1967 : 3 22.6
1970 388.3
1974 522.0
1976 . 56349
1978 640.2
1979 ' 708.9

Source - Department of Census and Statistics and Central
Bank of Ceylon.

Increasing land value can be congidered as the second
negative factor in the imigrotion (table 9),

On the agbove analysis the future population growth rate
could be set at .4% and the population projections can
be done for future 10 years as reveals in the following
table,
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Table « 35 Projected Population

Year | Population Growth Average Projected
Rate growth rate Population

1963 1871 . --

1971 10281, «54 )

1979 | 10583 | .4 ) .43

1990 - - ’ | - 11014

The provision of housing units has to be assessed on the

basis of No. of house holds. The average house hold size
4n this erea is 6.2, Therefore the projected Fo. of

house holds can be estimated as follows.

Table 36 « Projected Wo. of !louse holds

Projected Pojulation H/H Size ‘Projected No.. of H/H

11014 6.2 . . 1716

Searce, w Estimateds
As it was analysed in Twbie 27 majority of the
housing structures are in poor condition and

there are only few newly constructed houses
(40 units) in the entire area which implies the
construction rate is remaining at a lowest

popttion. Therefdfe total housing units required
has to be provided by the reﬁewal project and
also the total shortage of housing units
including backlog can be estimated as reveals

in the following tables - B

Table 37 = llousing Shortage

Backlog in - Projected Nos of = .. Bhortage of
1979 Housing Units « 1991 Housing Units

366 776 T 2142
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Hote:= It was assumed that a housing unit has to be provided
to each H/H

In addition to this existing poor quality housing units will
reach to the decaying position requiring new constructions
of housing units. Then the total housing requirement would

be (2142 + 821) 2963 units.
i
The table 16 already has revealed that there are 463

housing units falling under good end fair conditions which

should not be replaced by new construction as they will be
capable of providing accomodations for the present people

even after a period of 10 years time. In addition to this
approximately 60% of housing units that were considered as bad

condition could be upgraded considering the burden likely to
be placed on the capital budget by undertaking more expensive
direct construction of houses.

The number of housing units to be upgraded was identified

by 'susing following three'cgﬁteria.

%
¥

- Bxistihg floor ares We
« Physical cond;tion of the buildlng. and
~“APrordubility’ o¢ house ho;ds for housing rent

In some bad condition houseé'the"present floor area is totally

inadequate in relation to the.houee hold size. Though the
physical condition of these houses have been considered as
poor to a certain extent they are capable enough to prov1de
more floor area for the people through an upgrading scheme. 'j‘,,
Such houses could be selected for upgrading by using floor | - o

J
area oriterian with subject to the ‘other two criteris as wella

-

Some housing units vhere physical conditions are considered -~

as poor can be Brought up to ahe habitable standards by ‘}
giving structural repairs to them instead of undertaking .‘ﬁ/
‘major direct reconstructzon of hou51ng units. In order td
identify such housing units physical condition criterla was

employed uith,subjeot to the other two criteria. /kﬂ

Although above mentloned two criteria were satisfied poor level

of affordability for hou31ng among prospective dwellers linhé\\\\
in the study area could restrict ‘the direct reconstruction of
houses as they are more expensive. Therefore effordabiiity for
housing was selected as'a criterian in selecting of housing

units for upgrading as well.
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In the 1light of zbove analysis on estimating of housing

needs the require d housing units to be constructed in
10 years hence could be estimated as follows

Tables 38 No. of housing units to be constructed.

H

|Total Noe of Housing Unitéif

Projected total Hdusing%Unit; -

that is required in 10 years time e evo 2963
Less o ? _ :
‘Existing Good Housing Units ' .s. 40

Existing fair Housing Units ... 423 )
Inprovable Housiné'Units. "~ eee 500 C . 963

to be constructed  eee  ess  ees 2000

PRI

Source s~ Estimated §
{

Constraints for Residentiél bevelopment

Provision 6f 2,000 Holtding Unite #ith '28dquate habitable
: ] e 1
floor/ arcas is peverely :esﬁricted by following adqquacies.
i. Lack of adqqﬁate land ares
ii. High price of Urban lends that are likeiy to attract
highly profitable commercial uses.

If the horizontal development is accepted, the total land
area required for’housing the 2,000 house holds will be

34 Acrese.

pres—,

14

This estimate was based on the Public Health Standards
prescribed by the Public Health Act of the England & Vales (1)

As the Public Health Act of %he England and Wales prescribed
the total land area required for 2,000 housing units is
estimated in the following tables \\

(1) See appendix = 1.
H
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Table 39 « Reguired Lond erea for e Horizaontal

Development
Total Housing’Units requirod ose 2,000
- Standard flcor area por person soe. 30 8q.fte
Total floor arsa por 6.2 persons L/he.. 496 Sq.f%.
Open 1cnd area per housiag Unit (1/3), 248 5q.7t.
Land area required per housing unif.’ ' .awo T44 3348t

Total land arca reguired for 2,000 housing eee 2000 X T44
ey R S

units (in acres)  ee. 272,55
4 - e 34,16 Acros.

Total land area available ‘20 aee 35‘5 Acras

Source « Bstiaated

Above table apparcntly proves the first constraint osu.gested
in the above discussion tnat iaposed on horizontal residential
dovelopnent. This reguiremont alone necds 34 Acras
app:oximztely with' providing no gpace for coazercial and
ater/uses -that 'possess-a‘high-degree ' of potential of
genérating adeguate net incone in order tc¢ ensure the hi#shest
utilizaticn of urbagan leuds.

A reconacndaticn re arding housing demsity within Colcabo
iunicipal Council Area suggested in “An out line plan for
Jgunicipolity of Coloabo appreciate a low density of housing

as "total land aree used is 850 Sg.ft. incl:ding the acecess and
azenity space. This gives over 50 units per acre = a net
density in excess of 300 persoms per acre at an occupancy rate

of 6 persons per house™ ( 1 ).’

This recomnendation was not simply handed down in an abseace of
thorouzh study of existing social, econoaic and eavironnental
agpects of the city of Coluzbo. As the aumthor hinself explains,

"sone sinple mathematical and diegraanatic experiments were corried
out by the out line plah teaa taking into consideratiocn lifeestyle,

eccuppiny rate, space standarde, internaly end ezbernely all
fectors pertaining 20 the building ordinance access both
pedestrian cnd vehicular and insident®2! public open space (2)

HISBZRT « Lawrie « /n.ocutline plan for the unicirality of
Coloabo = U,Delle = Decenber 1379
P0360
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Although this standard is fairly higher than the existing:
density of housing it requires approximately 40 Acres to locate

2,000 housing units in the study area, which is <far beyond the
practicability within the given circumstances of the area.

This physical constrain éould naturaly influence the planners to
find out recomnendations thgt accept the high density residential
development standards that :Lide the construction of 2,000 housing
units within this limited land area.

In this regard "An out line plan foxr [unicipality of Colombo" has
recommended the high density standards as "taking <four storey
blocks and a basic house with a floor area of 500 Sq.ft., then
allowing for circulation, vertical access, fire escape, common
drying areas, through ventilation...” (3)

This experiment led the author to recommend high density standards

as " over 700 persons per acre at an occupancy rate of 6 are possible.

clearly site conditions and the provision of balconies, play areas,
etc. would reduce these figures but equally clearly, very much

higher densities than have Yeen previously considered are perfectly

foesible and /idnciview)of the lsesle of the liousing problem,
should-neceasarily 'be adopted™ (4)%

The practicability of this recommendation in our study area has to

be evaluated in the context of "increasing cost of construction®
and level of afford-bility for housing among dwellers. Therefore
land area required for hous}ng 2,000 house holds in the study
arca 4is estimated dependiné on the recommendations made in the

above mentioned out line plah.

i
¢

(2) NISBERT « Lawrie « An outline Plan for the Municipality
of Colomboe <« U.D.,A. December 1979

P. 35.

k

(3)ivia

(4) iviad
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Table 40 Recommended land arca for Housing

Total No. of house holds to be housed
in 10 yoars time eoe P eee ses see 2‘000

Total No. of people to be housed
in accordance with the high

density recommendation Cees voe cee 700 (persons

‘ per acrd

o of Housing Units per acre eeo cos 0eo 113 (H/Hsize
‘ 5602)

Lend area required to locate
2,000 Housing Units inclusive
of open aypaa ses i eso 0o cee 17.6 Acres

Sofirce -« Estimated

This requirement of land area can easily bdo met in the study
arqé and 'this“proves that the 'High 'density standards for

Aresidgntial development ' 'is‘more technically feasible than

low-density' residential #exm in Urban areas where land is so
scarce. But even if the high density residential development

is technically feasible afiordability for housing has to be
ovaluated in relation to the cost of high rise development.

The aim of putting valuable urban lands in to highest and
meximum utilization would strongly conform the high density
residndtial development as recommended in the out line plan (5)
This aim seems to be neglecting the social aspect of urban
renewal projects and elso as highlighted in preceding chapters
the unemployment problem amung the residence would not be solved
by such aim of highest utilization of land. Therefore the

affordability for high.&ensity housing has to be evaluated.
Level of affordability

Level of affordahility bf”hoyeing plays a dominant role in
economic feasibility study of high density residential develop=-
ment. 8inco the Government policy being to reduce the amount of
subgidy, the affordable amoufit for housing has to be estimated

in relation to the total cést of cbhstruction.

(5) mxsﬁmam - Léwrie - An outlgngngignngggmggg mgqécipality Colombo.
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Table 41 = Cost of Construction =~ Housing

Name of Construction | No.of |Up to | 300 = | 500 « | Total Cost of Average
Scheme Agency Units | 300 500 800 Estinated| One Cost
Sq.fto Sq.ft. Sq.fto COSt Unit Es. b
Bse Mo Bse
19th Lane Private 204 204 5+ 500 26,960 )
Kollupitiya | Developer ' )25,522 *
Lock Gate C.C.Cs 142/'C| 942 3420 24,084 |)
Sucharitha | S.B.Cs 32 32 2,800 87,560 |)
Hawatha )75,530 * |
St .JOseph s. E.C. 248 248 1 5, 700 63’560 ) ‘
Street :
De ilel S.E.C. 64 64 7,700 Tzo,312 )
Garden
Silver S.B.C, 57 57 8,640 151,579 |)137964 ©
Smith Ln.
Volfendhal Private 50 50 7,100 %42.000 )
Street Developer

1

Source: Annual Implementation Programne =

- Urban Housing = National Housing Development Authority --1980
¢ Bstimated Average Cost.
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The findings of above table c¢ah be summarised as follows:

Estimated Unit Cost

Up to 300 SQD ft. Y see &.25,522
300 = 5008q.ft. Rs. 75, 530
SOO - BOOSq.ft. eao0 XX $o137.964

The cost estimate of high density residential units has to be

carried out considering the gbove unit cost and house hold sigze
of the study area. ZThe average house hold size in the areca

under consideration is 6.2, and the necessary standard floor area

as reveals in precediﬂg paras, for such house holds could be
considered as 500 Sq.ft.

The average unit cost for such housing unit amounts to

R.100,000 = 137.964./ Therefore the lowest figure could be
taken up as the average cost for construction of high density
housing units in the Panchikawatte area.

If|#hé Government respohsible agencles; expect to recover the
capifal cost incuxrmed on high density housing construction witain
the duration of 20 years period of time at the rate of interest
13% the monthly repayment instalment should be placed at m.1200.,

»

National Housing Department determine the amount of housing loan
to be granted to the borrowers depending on the level of
monthly house hold incom e.

The affordability of loEn repayment is considered by the
National Housing Department as 24% of house hold monthly income.

In this basis the average monthly income of the house hold that is
capable of earmarking f,1,200 per month on loan repayment could be

estimated as follows:

Table 42 = Required itlonthly income

i

Required monthly rent v Ps. 1,200
Ratig of affordable income on housing
(as National Housing Dept. considered) ... 24%
Therefore required monthBy income
to afford per housing unit ees 1200 x 100 _ Bs. 5,000

24
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Source: Estimated

As above table reveals only those house holds sarning R&.5,000
per month can afford for housing on rent purchase basic but a
house hold falling undé% the income category of BR.5,000

per month is a very;ra}e case in the area of study. This
situgtion is fattly‘ highlighted in the table = 24.

The next point to be made out of this evaluation is the
amount of subsidy made by the Government in order to provide
the house holds with high density rosidential units over the
past period of time. A

The department of National Housing prescribed monthly rent for

high density housing units ranging fron M35 to R.250 per month.(1)

Taking up R.250 per moﬁth as the highest rent for high density
housing units the amouﬂt'of subsidy could be estimated as the
difference between required rent and the rent being charged, it

amounts approximately to R:950 per month per unit,
s - -?
If&his amount (of (sibsidly: perl housing unit is extended up to

2,000 houging, undte whishl is estimated as the total number of
housing requirement in the area of study amounts to Is:1.9 m per

monthe This figure will grow up to F,22.8m per annum. The
acuteness of this proﬁlem would be severely increased as the
affordable level for housing e falling far below than R:250

per month which is preseriibed by the Department of Nationeal
Housing as the monthly &ent. Therefore the high density
residential developmené though they are technically feasible, are
not economically feasiﬂie.

The analysis up to nOW‘regarding different alternative development
strategies, such as total upgrading, horizontal residential
development and high density development has revealed the

fo llowings:

S

(1) = Discussion held with N.l,Weerasinghe Asst. Commissioner of

Housing - National Hou51ng Department .
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(1) Though the totally upgrading strategy is economically

feasiblo it would not be a permanent solution to the
problems prevailing in the study area. In addition
to that decaying physioal conditions of existing housing

units reduce the‘technical feasibility of upgrading.

(11) Though it has been recommended by responsible planning
egencies that the horizontal development is approptiate
for the circumstances given in the context of Colombo,

it is not technically feasible as it reduires more land
area which is so secarce resource available in the area.
If such horizontal development were undertaken the aim of
puttingfyaluabla urban lands in to maximum economic
utilization could not be achieved. Therefore feasibility
of both technical and economic is restricted.

(11‘) High density alternative was appréised and found that it is
technically feasible but economically not at all because it
goes far beyond the level of house holds affordability for

'

housing.
Z n. any, of ¥HS these alternatives the subsidisation of remtals

hasito be|-.accepteds ;n addition te, that to meet the future
housing requirementg iﬁftha area of study a better combination of
ach alternaiive has tolbe evolved and if necessary a cross
subsidy system has to yg undertaken by potential lands putting

in to progitable uses isuch as comaercial development.

Commercial Development

Since a total urban renewal programme requires every aspects to
be renewed the commercial development assumes a key mole in a
dilapidated area located closer to the city centre. nhe,',/
preceding stage has been develved to evaluating and drawing of
solutions for housing groblem in the area under consideration.

In order to achieve th& objective of total urban renewal benefits
the problems and prosﬁbcts of commercial development have to be
evaluated. Therefore the following part will be devoled to
enalysing the problems of comnercial development which is

J
1

|
capable of providing possibility of crossesubsidising the

housing scheme.




112

652, The comnercial development seems to have originally developed as a
motor spare parts sedling centre. Growth of such development was

followed by other commercial activities and today its state of
development is composed of following major comaercial activities.

i. fotor spare part _shdps and light engineering works
ii. Hotels and groceries
iii, Cinemas and entertaipments )
.S
6+5:3. The demand for motor spare part could be influenced at national
level and locel level since the Panchikawatta =mrea originally

developed and specialised for providing motor spare parts.

Therefore national causes as well as local causes of demand
have to be analysed in order to quantify the necessary floor area\;~
for motor spare part shops.- The development of motor space part3;'

business is largely depending on total number of vehicles
available within the economy and on the rate of growth of import

of motor vehicles in to the economy.

At the local level the rate of development in motor spare part
business will be larger determined by the special distribution
of véhicle owhers 'as’ it 'creates the demand for local spare part
buginess. Therefore growth in import of 'vehicles in to Sri Lanka
during the past two three ycars have to be anafysed in order to
project the future import of vehicles. In a&dition to that the
ratio of vehicles that are pegistered in Colombo District to the

total vehicles available in the country has to be examined.

Table 43 =« [lotor Vehicl%’Registration

1974 1975 1976 19771 1978 1979

A11 Uotor Vehicles|191962 | 194972 | 199860 | 208026 |231993 | 274080

% increase over :
previous year - 1.6 2.4 4.2 11.5 18.1

Average Rate

The average rate of increase from-1974 to 1979 eee  Te6%
The average rate of increase from 1975 to 1979 eee 9.1%

Source: Traffic and Transport Demand Estimate Colombo Central Areca
1979 = 1986 = U.D.A. 1980 = P.21.
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The increasing number of vehicles in the Island during the

" past five years time is a good sigh of thriving motor spare

part business. The importent feature of increasing number
of vehicles was the propotion of number of vehicles registered
in Colombo District to the total number of vehicles in the
Island « It amount up &o 60% (1)

i
As the above table reveals the averate tate of increase in
import of vehicles since 1975 to 1979 amounted up to 9.1%

.which can be considered as a higher rate of growth when it

i s compared with the p&evious growth rate which was in the
line of T7.6%. This growth in the total number of vehicles
in the Island may have increased the proportion of vehicles
registered in Colombo.

i
Though Bhere is mot a proper study conducted to estimate the
growth rate at which the number of spare part business is

growing in relation to the growth tgking place in total

nnmber of vehicles, it is much rationsl to assume that the
growth in'total number (ofllvehicles at mational and local

levely has #m-'a close-link with-the 'rate of growth in
motor spare part business.

The growth that taken place in total nymber of vehicles in the
Island could maintain the increasing profitability of motor
spare part business over another couple of yrars since the
motor vehicles requires spare parts through out their economic
life. Therefore the Panchikawatta area could be largely
influenced to develop in terms of motor spare part business

by increasing number oé vehicles in the Island and the ratio
of vehicles registered in Colombo District which is being

fairly high.

(1) Registration of Motor Vehicles = Annual Report
Department of .lotor Traffic - 1979,

»
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6.5.60 If there had been positive factors to influence the
import of motor vehicles during the past four years
time it reveals an unusual growth rate since the

_Government policy of liberalising the national
economy . ThiS‘krowth rate cannot be assumed to

be- contihuing over the next 10 yeaxrs time due to the
following factors:

(1) Since the deficit in the balance of payment started
to at an alarming rate the Government tends to reconsidel
the liberalised economic pllicy. If such gap is not
bridge the import of luzury items could be curtailed
in order to cut down the import expenditure. - The
sources of foreign income earning have not yet shown
any satisfactory signs of increasing ekport earnings.
Therefore, the same growth'}ate that was taking place
during the past(5)five years'time cannot be assumed

$o be prevailing over the next five years time.
¢

(11) Tnereasing price of petrol had playedaa deterrent
effect 'on’'petrol''consumption' that may result in

cutting down 0f number of trips made in private

vehicles, This feature was clearly reflected in a
reduction of Petrol consumption during 1978 to 1979.

Table 44 - Price and the use of Petroleum products
in the Transport Sector

1974/ 1975 1976| 19771 1978| 1979

Price of Petrél
(in Bs. per gallon)6.55| 12.50{ 13.30| 20.00 | 30.00 |37.50

Use of Petrol
in .000 Tons - 949 195.2 | 99.5 [109.7 [127.9 [115.7

Average increase of Puel Prices

Prom 1974 to 1980 oo 200%
Prom 1975 to 1980 ... 1828

Source = Traffic and Transport Demand Estimate =
Colombo Central = U.D.A. 1980 « P.23.
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The deterrent affect placed on motor spare part
business by the reduction in petrol consumption
could be levelled off by the increased in diesel

consumption. Having considered these negetive

and positive facts the growth of future import
of vehicles coﬁld be estimated in line with usuel

growth rate of 8%. There was no stud& conducted

to reveal the proportional growth that is likely
to take place in motor spare part business activities
in relation to the growth rate of mumber of vehicles.

Therefore the growth rate that is likely to be
achieved by motor spare part business in relation
to the increasing number of vehicles has to be
assumed on some Pealistic arguments,

It is much realistic to assume that the motor spare
part Dbusiness gctivities could be increasing at a
higher rate theon that of total number of vehicles.

Further there is no realistic ground to assume that it
can_be:  gworing at-a _lower rate than the rate of

increasing number of vehicles, Therefore it is much
reasonable to assume that the motor spare part business
could be increasing over the next 10 years time and

in the amalysis this figure could be assumed to be

20% at which the motor spare part business could be
growing.

On the ground portraid in the above analysis the total

requirement of floor space for motor spare part
business activities could be approximately estimated

as follows in keeping with the line of future
requirements:

. Bxisting floor area under motor

spare part business activities
in the study area e.. eee ses 183,000 Sq.ft.

Existing floor area under [Hotor
8 pare part business pctivities
in the vicinity... cee ese 267,000 Sq.ft.

Existing total floor area under
Llotor spare part business .. cee 450,000 Sq.ft.
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.Additional floor space required
by motor spare part business ... ess 68,000 Sq.fte.

6.6. Under utilization of land s

6.6010

l_’.

6.6420

=

-
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One of the key objective of this study is to avoid the

under utilization of valuable urban lands through an urban
renewal programme. In keeping with this aim, the under utilized

lands in the study area was identified during the process of
study. Most valusble lands occupied by mdtor spare part

business and possessing prominent status in terms of localional

consideration in the study area are largely under utilized.
Some dilapidated building structures are appearing on

prominent sites and very often they are having only ground
floors. These struftures have been mostly occjpied by monthly

tenants very often paying lower monthly rentals than that of
market to the land lords. Though there is a heavy demand for
motor sparé part business,  .development oflthis business
tBrough (the market| forcesihas . long been inhibited by

following factorssit o

(1) Monthly tenents processing a right to occupy the building
as it has been derived through a long duration of
occupation in the building. Because of this legal rights
land lord has least power in forcing the monthly tenants

to increase the rental in accordance with the increasing

rental in the market. Therefore 1land lord is very often
discouraged to undertake the redevelopment of their
properties, - -

(i1) Some commercially valuable lands are being owned by co-owners
frequently leading to ownershidp problems that inhibits the

renewal activitieé.7

These two facts have ptdvén the incapability of market forces
to solving the unclear land title problem and tenanteland lord
dispute. In such situaxion ‘the Government has to interfere
with duch problems by using sole power of compulsory

purchase of land.
The same way has to be followed in solving of commercial

property renewal problems in Panchikawatte area otherwise it
would mever be dolved by the market forces.
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The additional floor apace could be made available in the
market through undertaken high intensity commercial lands

being occupied by dtlapidated structures. This development
has to be governed by the Planning and Building regulations
which are very recently evolved by the Urban Development

Authority. With subject to such regulations the total
requirement of land area to provide 68,000 Sg.ft. of floor

space as the plot ratio set at 2.5 will be 100 perches
approximately. :

Provision of commercial PFloor Area

So far discussion was focussed towards to analysing problems
and prospects of developing the motor spare part business

in the study area and the attempt was made quantify the <floor
apage necessary to meet its requirement business activities.
And also inertia of market forces in nmoving ahead the
development activities of motor spare part business was

analysed and it was found that the inteferemce by the

Government Planning Aganiies to solving the property

development bottle necks such as dispute between co-owners

of lands end tenants and land lords. Therefore it can be

concluded the commercial development has to be induced by the

Plenning Agencies through resolving the dispute among tenants

and owners with gliving necessary guide line integrating the
Panchikawatta Renewal Project with the other urban Development
Projects that are underway in the city of @olonbo.

Provision of Commercial floor area only for the motor spare

part business is not justifiable unless the necessary

altentiion is not given_%o the other comaercial activities

nb% ghvensbostherotherseena such as hotels and groceries.
Therefore this part mi would be discussing the problems znd
prospects of developing the other commercial activities

with making en attempt tB exemine the level of denand for such
development within the area of study. In this regard the growth

of population, level of income, employment generation , floor
area of other uses and the level of developament in the vicinity

will be selccted as indicators in analysing the demand for other
comaercial activities.
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6eTe3s Lovel of population growth is an indleaticn cf level of
growth of nceds of mEx pecple i a localitye SChis neoeds

are very often Deing setisfied by the commerciel éevelop=-
neat in comierciclly developed csutres. Any comeercial
coatre servives its commercicl setivities with the demand of
poyﬁlation'in the cateimont azea. On this moro realistic

assumption the catchnent area of Panchikawatte triangle was
denoreated considortng lovol. of grovigation of Pettah and
Jdaradana aarkefa and wnich covers Jisligawatte papulction end
the populetion of hke-study araea itsclf.

the following tadble rovecls the 1971 population and its future
- gwowth: . : : “

Pable 45 -'Poﬁulation grouth of the catchiaent area

1971 |Growth L.ate | 1980 1990
Stiey Aves i(Zanchikawatte) 10281 43 10533 [11014
Cdtolinent | Aron V1B 1o} i 35 13500 |15709

Fotol populotica in ¢he

catire srea

|24033  |256714

Source - Bstinated oa the basis of populatiun datae

6eT704e ALLove table disclosces todaoys level of population would be
increased by 1155 in tea yoors tize. This grouth of poupletios

will provide ¢.e basis ¢o ap roxinating the level of people

nceds 4in the sa3ze period of tize ond the present levels of
coaaercicl activities would not definitely be adequate to

satisfy such needs in 10 years ahecd. Therefose increas.ng
dsaznd for comiercial ectivities 4n the study area caon be

anticipated,.
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Incooo dovelo of peondo voo sumnriced and svggootod in
$20 tatlo 24 in o peeviows eionlore Ao it woveals

op;romicotoly GF3 of tho total mwbor of lousololds
coxznin: locs then U 400 por ooath whild cbout 330 W

\~
orend . Rove thown e 400 pe monthe \\
Szponddturo pottorn of GLo Doonlo wee mot observod N

during tlo curvoy wos boom conducted and thorofoze

sho ogponddduro pabticza of Uko Aeu Ancome oroun in

sl Dundeipnal Coumcil cgoa 4o being lovel of comioreinl
oetivitioo and tlole lovol of (uzacvePe

In 1977 o Pecily Judgot Cupvoy wos eozducted by tho
Diadotey of Flen Ioplozcatotion with $io collabomation
ol tho Jeopoestoont of Comous axnd L4abicticoe Shio
purvoy wovoals loprer pronction of iow dacoms grouns
wontlldy ingone, cbout 78 wap upend on Locd iBozs.

It She oo progotion Ao copiloyed in chalysiag tho
czpenditune . pobtiorn of poonle in cJomshilicratts oo
woEdd »ovoado tihat $hoy could poucyele & hoovwy demnad
ex[FCeory Lyre 0f corxiopeicl cetlvitics.

ReGe of fzexoaco dn momtily imecrms was alse nod
ozemlno by $ho ouwwvoye +horofero ineors domand
clasticity for comopcelial cetivitioo counot Lo
annlysoGe In aboomes of Axfoznasion mogording =0io

of faeroeso ©¢f 4fneoso, Lrequontly plonzozc ond Leonoi:dot
$ond o conloy tho ilaticmnl} Lcomewnsic Bxoubth rate im
amalysing tho zod of idncrcngco of IPuse pld Ancomo.
Dhis pzoetlce connod L2 ceeopied ap nveh moalictie
7o50e UGS 4% 40 muen helplul im aboonce of Quy LI jUT0e
Ca tuo boocio o Latlional Leoavude Grouth mato 4% cambo
coouged tuatb tho drneaso lewel of pooplo wouwldd Bo
inczocsiag b o GO comunlliy. Zheoreforo future domond
dovivod tazovgn dneroccing incens ot suech o 2oto would
Juctily ca wndoxtaling & eenoreind dovwolormont
dinecluding cpocexics cad ooz eanpwreicl cetivitios in
ti0 oo o2 otudy.
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ELPLOYIIINT GEINERATION

Level of employment could be incroased at a highor
rote with the commenceomont of implementation of

this urban ronewal projeet through tho increased
activitios of comstructlon work end tho incroased
activities of liotor spare part business. <The

llotor spare part business it self could gencrate
approximately 900 employment apportunities. ( This
gigure was extinated on the basis of ratio
forkulated by Urban Development Authority in 1980.

It was 80=100 sq.f. por employee)es During the nocar
future that has bobe supported by other service
activitios like hotels, snack bars, eating houses,
ontertainment facilities etcs This inturm would
incroase the level of employment in service activities
genorating a higher demand on commercial development.
Thercfore commercial development should he necessery
element in the urban renewal programme of this area.

DEVELORLNT OF OTHER COILERICIAL
ACTIVITIES

As far as the laocation of Panchikawatta triangle &s
concern it is much clear this area is euncirecled by a
nunber of commorciol centres prevailing at various
lovels of development like Pettah, llavadana,
Denatagods etc. As far as the commercial develorment
in Panchikawatta area is concerned it would prevail
at a lowor level than the other highly developnent
market centres like Pettah and llaradhana. <Therefore
gravity force of ithie markell centres could atiract
more poople in to developmed market centres., Bul low
income groups are Lfroquently servod with food itong
and other good by informel sector as it is much
cheeper for then.
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The distanco factor from residential arecas to the
makkot contre very often act as a detorrent affcct
in attracting poople to the mavked. In that sonce
llaradhane and Pettah markets arec located at a
considerable distance than the shudy avea.

The next fact is at the movement food items and
other home needs are not avallable in the octudy
arca, and thorefore it maked the people to vwe
gracitated by othor developéa conuerclal contres
though thoy are located at a distance. Once such
facilities are opened up mors prople could be
gracitated in o the new commereial ceantres of
this area.

With the opening of a new road through the
laligawatte housing scheme hem provided mole
accessibility to the Panchikawatta area which
was wither to kept isolated from the laligawa tta
houesing scheme. sSince the accessibility was
inorcased from the llaljgawatte housing scheme to
the Panchikewaita erca it is much convemient to
the people living in the housing scheme t0o wxeech
Panchikawatta area with in a short time.

In addition to thet the lockgate housing dovelopmont
sbheme will create a positive force to encourage
the commexcial devcolopment in the arxrea under
consideration.

The discussion up to now has revecaled that there is

a demand for commercial development as welle Dub

it could not be a centre similar to Pettah, llaradhana
or Borelle llagkot cdntres. Analysis of the income
levels of people expenditure pattcrn lovel of
doevelopment of commercial centres in the viclnity
and the level of employment have justifiod the
commercial development in tho Panchikawatte area
should be a local one in nature, because high level
of development in commerclal activitics would not be
feasible as other developed commercial centres competo
against this development.
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Thorefore it canmbe concluded a commercial development is
necessary to shbisfy the local needs.

PROVISION O HEALTH FACILITIES

As far as the social infrastructure facilities are
concerned it is much rovealing fact that the health
facilities are not satisfying tho people's needs.

This inadequancy has been refelcted in numerous ways and
which will be discussed in this part by using

indicators such as infantmortality rate, occupants

needs availabdbility of family health facilities and
delivers of babies at maternity honmes.

Since the majority of the households approximately
GO are earning less than 8. 400/~ por month the
health facilities should be available for them free
of charges Thus the private hospitals available
within the -stuly erea is no use for the low income

Zronps,

It is a normal argument saying that the Colombo
District is having morc facilitated and equiped
hospitals with specialist service within the reach
for every body in the Colombo lunicipal Council
ereas In this argument Panchikawatta arca cannot
be an exceptional case since it is being located
within the Colombo City limits at a distance of
about one mple away fbom the Genoral Hospitial
of Colombos, PFurther more one can argue that this
area is having a Hoalth Centre maintained by the
Colombo Ilunicipal Council, rendering services to
the people froe of chargo .
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TATLE 46 = Infant Deaths and Infant Death Rates by wards

Vard | Botimated 4 No. of Infant
Population Doaths
Fort 17115 -
Cinnamon Gerden 16936 2
Kollupitiya 13236 4
Bambalapitiya 13370 7
Vellanatta = South 11453 6
Panchikawatta 11347 11
laligavatta = Yoot 9422 12
Aluthkpde = Zast 14722 14
Aluthkode e Woat 0444 12
llagangasweediya 11227 8

Source : Annual Roport = Cheif lledical = Officer of
Health « Colombo Municipal Council = 1979

Tho realistic picture of thé-available“ health facilities

i1 /the Panchikavatte areca 18~ partly revealed by the above
table., The numbsr of infant deatis in Panchikewatta arca
amounted up to 11 in 1976 and it occupies the third placc
anong the wards with higher number of infant deaths.

Further more the following tables reveal the possible

‘couses of infant deaths.

TABLE 47 = No. of Polio:Timinization givon

Hoalth Cemtre - - 18t ~oso | 2nd Dose 3rd Dose
Panchikawatta = - 490 71 304 120
Total B BT G860 - 5457 4346

" Bourco ¢ Annual Report = Cheioef lledical Officeor

of Health «~ Colombo llunicipal Council = 1979

TABLE 48 = No of Triple Vaccine Given

Hoalth Centxo 1st Dose 2nd Dose  3rd Doso




TADLE 48 = No. of Triple Vaceine Given
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A Health Centre 1et Dose 2nd Dose 3rd Dose
Panchikevatta 630 573 203
Total 5643 4335 3185

SourceJ:'Annual Report « Chiof liddical officor of
Health = Colombo llunicipal Council = 1979

6e10e4e

~ vaceine and Polio immumization in sccond and third is

docroasinge

Hoalth of the Colombo Llunicipal Council explains that

imounization unless tho 3rd dosc is not given.

1t is not offective the gaining of vaccine and Polio

Above two tables reveal that the numbor of cascs obtaining

In this regard the Chief llodical Officor of

According

to the Cgll,0.H, it is cavelescmess of the people and
their poor knowledge in health educaﬁién. Poor lkmomledse
in hoalth education is not due to the carclessness of
thé people but dus’'vo'v¥he' lack of programuos to educate
$88 ppoplo-at’ locdl ‘1levely 'tn-fact''could be largely
conietrainod by tho lack of well equipod hoalth conbre at

such axcas.

This argument is quibe true in Panchikewaita

erca, dus to the fact thet even the available [lunicipal
Hoalth Centrc does not have adequate accomodation to

providing matornity facilities.
the truth of this picture.

TADLE = 49 Delivors ot latcrnity Homes

Following toble reflecto

Lot wE T T T 1ot
Haternity District{Total ||linternity|Dictrict [Total
Home [lidwite Homo Hidwife

Colombo |

City 12990 697. 3687 2702 664 3366
Panchika
=yatta nil 51
Hoalth 51 nil 26 26
Centre 1

Source = Annual Report - Chief lledical Officer of

Y

Health = Colombo I[lunicipal Council = 1979
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The aPo‘e table has proven the totaly inadequeticy of the
presenﬁ’health centre. As it rovcals the total numbsr
of déli orics in the Panohikawatta area took place in
Thic is quite possible to

caupe ho high number of infant death ratos in this

theiho ses themseleves,

Thesewinadequancies of the prescn} health centre which
is mbintained by the Colombo muniéipal Council have
been causing the people of th;s arO@ to suffor fLox
longer period of time. <The dpgree of suffering of the
people is partly'reflected in)the occupants priority
needs suggested in the part 4:16. As 4% roveals
.approximately 22m of the house-hold needs health

1mﬁrovements in this avea.

The,disdussibﬂ developed up to now has revealed that
the health centre and its facilities arc totaly i

inadequate and which have expand the area for health
hazards | nFhercofore  iul the Light 0f sheve discussion
1t.can be:@oncludedcthatithe hwealithocentre has 0 be

Up-graded inliordext #0 /develop health facilities,

ILPROVENENTS OF EDUCATION LEVILS

Cne can argue that the educational level facilitiles
available in a locality. But this argument does not
represent the real situvation in localities where low
income groups are livings In this regard Pamchikawatte
area suggests as good oxample revealing that the school
drop out rate is much higher compare to other areas in
Colombo. <his fact hes been proven in a previous part

and been confirmed by the table 31 and 32,
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Thercfore nore improvement in cducation facilitios fself
doss not comtributec any way to improving tho education
lovel unless the income lovol of the people is improved
adequately. ZThorofore tho apperent conclussion that

thet canbe dravm here fis that the improvemont in educatiocn
facilities has to be postponcd as such facilitics axc
available and the improvoment in income levol has to be
accoelorated.

TiE NEZD OF LANMDS POR VARIOUS USES

The entire enalysis upto now om the problems end the
conclusion rcached at arce rovealing that the noed of

daads for various uses are comsiderable. <There requircnents
for land by nunorous uscs have tobo taken into considerabien
in doing the ultimete task of zoining the area. Thozrofore
bofore stop in to the stage of zoining the need of lands

for various uses has to be summerised in the light above

analysis.

Fallowing table represent the sunncry of lamd requiremonts
estimated on tho basis of above analysis.

TADLE « 50 Estinatod land arca for Zoning

Doscription A R P

HOUSING

For Now Residential uses 17 0 6

Por Upgrading schemes 4 0 21

Por Existing Good/Fair Housing s

units ( Scatterod olscrhore) E 2 3
COIL.ERCIAL

For llotor sparo part shops

(Existing uses tobe upgraddd) 2 20

Por other Comnoercial Activities 1 2 20

For Existing Commnercial

activitios (tobe continued) 4 0 20
HEALTH

Tor Improvement of Heclth facilitios 1 20
BUVIRONIIZNTAL UPGRADING AND IITFRASTRUCTURE
TIIPROV_I1aNTS

Tor open spacos 1 0 0
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Description A P
ENVIRONIENIZAL UPGRAVING ANND
‘IIJFRASQRUCTURE TLPROV.LIETITS
Por schools , Cinema etc. 1 10
For lajor / Uinor Access Roads and
other uscs 20
TOTAL 35 5
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SCHEMATIC __ PROPOSALS
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COMMERCIAL  AREA  (Pyvoposed.)
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tho plon enmies ¢vo typo of recidonticl proposels
eo folloTss

de Tour Storay Apartnomt (vorlinn elacn)

De Tuo storoy Nousing  (I74ddlo elass )

Aprrominntoly € ceroo and G5 oeres hove beom opsmoxliod
Por tho ctove rosidontiol dovelopnont rospeetivelye

In tho Piret pleec odogroey of $hic lomd aron hoo to Be
cvalunted in molotion ¢to tho increasing. population,
hougoolds ond oxisting honsing boellog. fecoxding to
tho cotinnten nade 4in this study dopending on tho
donnity stondoxdn seb by the Usbem Povoleopue:t Avthority
ond on the ctonderd living spnce por porson procesibod
by the Publie Monlth ‘et of tho Manlord ~nd Tales (soc
apBondiz 2) hep voverled thot $ho lemd oron roquized,

4P it io %o hoop tho poco vwith inercasing murbor of
hornoholds ovor 10 yroe poriod of dine 4o epnroxinotely
18 cerece, Thoreforo She mosidontinl dovelapriond
propooels ecnnot be secopted oo reticmel colution for
the oento "ouning problon of the ciudy oyon.

7.142 ) Sdeeimy ¢ possikility ed apifeding cone docoydng
- & honoing wndfo vag not occensed in tho €4 laCe Povelopwnt

Proposolo 1) and o Pulldosor tyPo dovolopmmt to tmilt
niddleo imeomo housinr~ vnite wao proposed irvationnlly,
lo for oo incone lovel of the Pooplo aro econcern
opproinntely 707 of tho totol mmbor of honsecholés are
211inn wndor low imcono eotepory. Theroforo vaderlincd
corcopt of middle cloeo hovsins developmont could be
fdomtifiocd oz boim omicion of poor income housing
groupz vho havo boen plogued by the ccuto housing
Problonie

To%e3 Land aroa for comnercial Covelopnent approxinatoly 10 acros
has boon erzynoyhod (2) vithout givinz ony comzidorntion
to tho degroe of donomd for cuch dovelopnont, In thoe
presont study extonsive and cmelyticel eonpidoretion
wes pivon to nmolking on evoluction im order to gruno tho

(1) DPanchilauvetie Movelornmeont Progwormo= Unpublinhed Draft Toporte
Colombo Umicinsl Council - 1979/80

(2) Punchilkountta Tovolopnomt Progrrne= moublished T™ralt Donorte
Colombo [uniciprl Coumeil = 1979/80
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pamitude of the denorde Om ¢hot basis evor the

nozt 10 yrd. poriod of ¢imo nbout € acrern of lond

vne cotinmntod $0 bo cormorzeinlly dovelopeds Thoweforo
donnd Yoy eommereinl dovolopment ccoms to Bo over
ootionted by tho Colombo unicipal Coumeil Devolopnmont
Propronme giving o lorge extont of lgmd for commoreinl
dovolopnomt thich conld heve beon put dnto voridontind
devolopnonts. T nojor woclmoss of thic plowm 49 o2
2o9n avoilabhility of plowning peide 1ino owech oo .
donoity control ctondord living aopoco poP Poroon otc.
thich ghould nsecopcerily be inceorpornted in
dovolopnont plon.

“ho locaticm of asetivilics ves not pivem due
considerntion imwolotion ¢o the tochnienl Poopcibility
of providing infroctructure fooilitioo ench oo vater,
cotornge otes The lond coxmoxiod for reoidentiod
dovclopmend do, fox avny foon $the omisting vntor and
02TOR mains”) thick hng dncreased tho eont of

orovicicn of svch Zecilitiers

Yho propopals are ireluded In thoe Dian covering
inprovomento of health Lacilitios oxponnion of educotiom
Lreilitics ond inprovencnds of oseoscibility ond
ocnvirozrmental cuelity chich could bo hishly apprecicted
oimce thoy mepresent tho koy interoot of tho 'mieinnl
Counecil im inprovimy tho coeinl) oell boing.

Tala8a Tho odvontngos and tho Cisadventogerc of tho Cell.Ce
dovelopnent propoools cuarented in tho obove, £neilitote
$ho dvyrving conclnoion thot oltheourh the informntion
gethored thyoush o £iold onrvey thoy vore not pronovly
oanlyced In oxloy %0 10ontify tho nojor problcomo in
tho ctady oreze The loek of omnliticrl zopoet dn this
otudy nmede the Plen myroniictic ond ireptionsl in
rolotion $o the over grovin? problens. Only $ho

(1) Ceo "ano = ot 4 ond Se
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gsocial Jdevolopuont accopt csuld be approcinted tut

it ic too holdins a weckmess of non avoilability.of
integration with tho othor develspment propeselce
Thorefore it can bo concluded thot tho Colombo

tlonicipal developmont nplam hae $o bo modified 4o bo

ablo to address the major problems in the study oren.
Since the Urban Povelopment Authordty eamo into doins
the task of proporinn o plan fox Panchikewette oven
Uas taken over by tho UeT.le vhich was wpto then evolvo
by the Co'leCa

Sinco the prepering o plan for Ponchikaratta arca heo
bocame tho recponsibility of WeleAe the firet pilon
propoxecd by the Colonmbo Iunicipal Council wes subject
o covies of meodificctionc by the Udlede mmd a further
dotnil egtudy vac vnderislon in ordor to boinz Lurthor
shannos 4n $0 the plom {ooo mon Tos 21),

7156 ) ) gensiderably| larga’orendoiyeb ko be otudies by the

UuBuli Corlthe contiletion of thoir Dlone Thorefére 1t

io too carly %o drav o cozelucion rogording the UdDede

Peovclopment Plen but it ic cuffice to soy that it ogems

t0 be givinz highor veightnse foxr coTiorei~l developncnte
This bioming of the plem toveords comereisnl devolopmeoni olone

fic' sefllected in the froet theot it hes not Aiven due
concideration to thoe irproverent of hoaith frcilitics,
avironnentrl .qenlity cad pronotion of socisl strminxds

o2 tho pcoplae

Dut the sole advomiage thol conm bo ontroeted fron the TeTa/
intonpratedl dovelonnont plmm ic the eon~idereiion beinmp
civen $o vogreding some nunbor of houpint unitg. Sinco tho
upereding conecept is technicolly ond economically feasiblo
in the context of proscut Urbon developmente Tho UeTele
pmpocal to u;égmde cci;!:ain avcboy of decayina houcing
strunetures hns to be opprocintode
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PANCHIKAWATTA INTBGRATED DEVELOPMENT PROJECT
URBAN DEVELOPMENT AUTHORITY

SCHEDULE
" Projects to

_ !;i;}jr/- commence in 198
\-.":/1. Housing Development
A (KHDA)

N\ ,,;Kg;’:f”"z. Commercial Development (UD
&’ ' .~3, Commercial Development (EB Cre
RN . f'.?h&g’?’ Projects to commence in 1931
W27 44 Commercial Development (BB Creasy)
' 5. Housing Development (NHDA)
6. Commercial Development (UDA)
7. Commercial Development (Lanka Walltiles)
8. Environmental up Grading (UDA)
Projects to commence to '82
9., Commercial Development (UDA)

10, Housing Development (NHDA)
11, Bavironmental up Grading (UDA)

ROAD PROPOSALS

©
. v Short term implementation
! i a E ol
PANCH‘KAW‘:\ TA ARE A diddle term implementation
sde L chams to oneinch iR

- Long term implementation
MAP MO, 21
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The common woolmose of thonts Ceiltel amd Mol Ponchiliewnttn
dovelopment pleono is thnt thay have not canlysed tho cont
ond thoe benofito of the projeet. Thorefore foanibility

of ¢hore two projoeto 4o not boom oble 8o otudy omd timpo
the plewmminn eopebilitics in tho nrben cdninistrodive

cetup conld not be sorcecsed.

Congideriny tho chove montionoed weokmennos cad tho .
successes of two pleons pronerod by Colenbo [imicipnl
Gomneil omd Urbon Tovelopmont Authority mou 4¢ 4o timo
to ovolve o zoning schenc omd o loyeout o ¢hs otudy oxon.
In tho light of above enalysis therefore tho nowd stop
hao $¢ be takem in ordexr to evolve o zoning wmrp gnd o

_layout plzm for the otudy oren.

Toxt ctep after tho prepearciion of loyoud op? porcpeetivos
o cost bomafit smolycic vill be vndertokon im exdor to
otudy the vindilisy of thin nrojeest 4n 4omns of beth

“gocisl, and-Gormereinl concilderntisng.
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ZONING MAP

HIGH DENSITY HOUSING AWRA

UPGmADER HOUSES

EXISTING GOOD/FAIR HUUSES

COMMERRCTAL AREA

LT,
SQCHOGL

anauTH

JINEML & wNTERTAINMENT
PANCHIKAWATTA

RENEWAL PROGRAMME

ChA TN G

map no.22
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Existing Situation of the inaproveble ?&DUS@S..
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EXISTING SITUATION OF THE IMPROVEBLE HOUSES
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PART LAYOUT PLAN
OF PROPOSED RENEWAL

COMMERCIAL

BIRDS EYE VIEW SHOWING |
s ° PROPOSED HIGH RISE RESIDENTIAL ™~

AREA

MAP NO 25
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Te2e%

o E" nte:

hooo peromoters vere evolve im the niange of projecting
' futuro rogquivenents of lomd, £icor opoto, residentisl units,
infrogtroeture facilities ofce

i.

RESITIRIAT,

Losidentiol Tnits to be upgrodod - 580

Reoidertisl Unlts to be constrocted o :
wigh high Qonsity - 20360

i1, COLTREINL

143,

\

- Improvemend of Healgh Tacilitics » 10,000 Sg.f%

Moo opace for lotor sparse parts shope = 70,000 q.ﬁ:‘t.

Mooy opoce fox othoer comerelsl "
setivition =250 ,070 S@.&t

TUTLAS ‘,L'vﬁ! R PACTRITECS
SCCIALs

-

Provigion of on, OpoR Space - 1 oere

TIVSICALs

Provision of major/minor cceecss roods ’
- (30 %, vide) - 965 [Hile

Povolopniont of laxf seope cnd other
Pocilition

Te2e20 IENTR O WMIXY_COSTS

Pifforont professionnls verc consulded in worling out

the wnis cos‘f:s.(ﬂ

(1) Sonapnle do Silve = Supe Thgincer - City Plarning
= Cl1a0o Colonmto.

Anrnda Sunsnndasa = Renffic Pngincor UeDele
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i. Coot of upgrading Zer 577 houweing Units
| ot the rate of M. 10,070 pop unds - Fle
i3s Cost of comntruction of 2030 hish
donpity housing witc ot tho rofo of .
1 100,000 por uvnit -

GO TTROIAL,

iiie Comantrmatiorn cost of stor Sprre povde
chops at the roto of Me 350/« DOR 5QefE = M

ive Conctruction cost for osher. commorddnl .

ocsivition ot She mtc 02 Mo 37D ooOF S@aPi= MW

L TTRASIRRENTTO ( 906 A1 UAa. ThYhsers)
“e InprotdmontcioflHeolih Contre = M1,

vi. DTrovisiorn of other infracturcturnl L
Locilitics (Mme Rocls, Opon Oprco, oftee) =~ M.

COcR 07 TL.AING (1)

viie Coot of lond scquisiticn ot tho roto of
Te 50,000 por perch Tor 6 oereo L
(for repidentinl) o 71,

viid, Cont.of lard cequisition. ot the rete
of Tie 80,000 por perch forp 1970 porchan
(Sor commereinl) - T3

149

Oe

230

23

75

43

Mo

T

Bo

B

(1) Sineo o larme oxtont of recidentinl lemde 4o beiny omed

hr Covern—ont Adenecios ( 1i.6. Datiomol Tlonning Movolopront

Guthority) excopt € acros t™ich oye demryioted for

rogldontial devolopriont ic availablo for tho zomounl Projoct

without any compencation payment,
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Pe3 Projcetion of Puture Incormo

RRESTOTIRIAY,

| . TDontol inecomo Lron hmisca which

oxa %2 be upgrcaoa“) sse eeslle STCL,000 Dete

41, Teantal income frem hisch donpity

' nousing developrent (2)  see  ese™e2304,070 Fae

{1)

(2)

BN N

Izpondituro pattorm of hemco holds ves obscrxved by

¢ho Depavtmens of Congsus ond Stoticties ond the Uinictyy

of Plem Implomontetion thirurh o sepvey hold on
Tenily Bodget Soyvey Inm 1977 omd wthich hed dlcelocod
tho most lovw incoro grotpg con offord ohout 237 of
their monthly inconce.

“he gono proposion wao apvlied hore in enleniloting
afPordability of housoholdco Lor houvting oomuming

T 400 por nonth {mco $ab1e24) ao avornge incone 02
householés 1iving im upprdehlo howning umito.

A1%housh tho typo of wacidentisl dovelonnomnt 4o
diffexont Tvom the uvpsrading schonmo tho woucoholde

%0 Do housed in them are paccecning the cimiler

chnrocterioties 4n the comeo of oorminz enpedility
oxponditure pattern ond afordebility fo» houcing.

Thorefore come esTwapiion thich hod nrovided the basoo
for vparnded hource enployed hore co woll.



COMTIERCIAL

Estimates of rental income Pfrom commercial developmente.

i, HMotor Spare Part Shops

Gross floor area to be provided = 70,000 Sq.ft
~ 56,000 Sq.ft

Rentable floor arsa (80%)

Rental income per month at the rste

of Pse 20 per Sq. ft.
Annual income

Deductss
lgintenance cost at the rate of
Pse 5/= per sq.ft.
Insurance
Total Annual Cost

Annnal net inecome

iidfU%her (Commoreial | Dovelopments

Gross ‘Ploor aren to'be provided‘
Rentable floor area (80%)

Rental income per moth at the
rate of M. 15 per sq.ft.

Annual Income

DEDUCTS

liaintenance cost at the rate of
Pse 5/= per sq.ft.

Insurance )
Total ammual cost . -

Armual net income
Total gnnual net income

Projected annual net income
(Residential, commercial and other

. 350,000
-3y 000

~r3e 4075,000

[ttt

-250,000 sqeft
200,000 sqeft

-200,000%15

* =13,1,000,000

50 1,120,000
<3, 13,440,000

3 13,032, 500

. =fse. 3,000,000

dﬁ. 36 .000 .Ooo

=fise 34,437,000

547,469,500

| = 1.50,349,500
Developments) ssssceasssce
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'The total project coat as estimoted above would amount

upto s, -366.m, and the total Project income was estimated
to be e 50,349,500 p.as This estimates reveal that the,

"pay back period of the investment will be 18.5 yrs. .This

calculation was done at the interest rate of 13% because .
the marfiinal productivity of the national capital (Social
rate of discount) falling with in the region of.13.3%

as the ITlinistyry of Plan Impleméntazion analysed.

y

Social Benefits

" Apart from the direct bemefits as was quantified in the.

above analitical study the social‘benefits have to be taken
into account which could be derived qut.of a Urban rencvwal
project like this. Therofore it is significaht to make

the attempt in order to identify,fhe soéial benefits.
Quantification of social benefits has proved the fact that
quantification of them by a common unit is imposéible and

~elsol 4414 Hrus) that ¢hé making sttempts to quantify the
" Eocinl benefits 4= beyond the seopé of this study. Therefore,
“4f ig surficient ‘to critically evaluate social. benefits ’

that would meet our initial objectives set in a previous
stége of the study.,

Provision of housing units itself for the backlog and

for the households living in a decaying housing units is a
great social bemefit., As far as housing problem concern,
as was highlighted in previous chapters, 500 housing units
have to be upgraded immediately due to the grave physical
condition.

In addition to this 687 housseholds living in decaying
housing structures that are unimprovable anyway could be
houseod in high density new housing units. The renewal
programme has congidered the future requirements also.

The social value of this benefits would be highly appreciasted
when the low income groups obtaining new permanent housing
structures with a decent environment without getting any
burden in affording monthly rental since the high remntal .
values are cross subsidised by the commercial development,
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Provigion of room for the improvemont of Hezalth
Centre being maintained by Colombo Ifunicipal Council
would be able to render advanced service including
Health Bducation and Pamily Mealth Services which
are lacking at the movement in the area of s tudye.--
This benefits could result in reduced infant death
rates and increased the other health stendards.

Previous chapters of this study have proved that the
wemployment and undgremployment prdblem in the study
arca has been an acute problem and vhich has resulted
in unstable household income causing other .severe.
problems. Such as poor affordsbility for housing,
nalmitrition illiterate level etc.

This urban reneval project itself is possessing the
greatér potential of creating“émployment opportunities
through increasing the floor area for commercial

activities, both motor spare part busimess and other.

commercial netivities, and through the construction

activities likely ito take place since the remeval
p;oject start to be implemented(l)

The generation of employment opportunities will in tura

promote .the income level among the poor house hold and
which gould reshape the life style considerably. These
results cbuld be highLy appreciated in .termms of socio=-
logical considerations unfortunately vwhich can not be
quantified by accepted cconomic standards. .

(1) TCmployment opportunities.were estimnted depending

on the basic of 89 Sq.ft. per employee. This

criterion was evolvedvbnyéffrey Heng in the report.. .
submitted on Development Control Strategy for Central.
Area Colombo, to the Urbon Development Authority=-$980.
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he Urbon Roncunal Projced will gxovu clono with
eyerting bottor cavironnont including opem gpocos
giving plocoure look to tho entiro area ond vhich
could prorote tho essthiotic boenty of the awca ond
bty vhieh in turn odvenced living ond health .
stondaxda amons rocidemtco could bo roovlied. Thin
offecte conld paxtly be roflcetod ir ceononie .
terms ouch es imcroeced lead velues ond reatel
valuos in the shtudy oroo eg vell es tho ou Lm&lng
arens

Sinco the roncual prajeet io heldins the crpability
of soticfying tho requirements ef_lm? incone rrovpn
redicteibution of Urbon wecources conld be achioved.
It vill pove the way to diverd noYe rosoureos £rem
hiph income pgroups $o0 Zow incon groups and will
vegult in nifigating the income dicperity Thich ic
egcontinl within €hs procent urbon dcveliopmont
context, \
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8. CONCLUSICHS AND RECOMMENDATICNS

Underline objective of undertaking this study was to evolve
and Urban Renewal Methodology which can be applicable in the

process of Urban renewal,

In the first part of the study the emphasis was laid on the

historical background in which the problem of obsolscence has
been evclved, In the height of this analysis acute problems

that are connected with the physical obsolescence have been
highlighted in a general scope. Among this problem inadequney

of water supply, declining sewerage facilities cwing to the
reason of decaying seWwer lines, non-availability of electricity
for low income groups, shorsage of hocusing units, increasing
land value etc., were highlighted since they have been more acute
in the City of Colombo,

Havingianalysed the abgve cirgumstances .discussions was extended
to gauge the magnitude | of obsolescence,(in;the City of Colombo,

In this partymagnitude;of the obsolescence was identified and it
has revealed that approximately 155 of the city's total land

area is beiug covered by obsoleted physical structures without
adequate infrastructure facilities, In this analytical discussicn
more stressed areas needed to be identified in order to perview
the particulaf characteristic of obsolesence and its problems.

Ly make this analysis successful gridmap technique was employed
and conclusivély Panchikawatta area was selected for the detail

study since it carries higher stress weightage.

The next part of this study require a detail study as the Panchi-
kawatte area to identify the severe problems that have plagued this
area for more than 25 years. The informations gathered through

the study was analysed to high light the seVeré problems in this
particular area. ng income, unemplcyment, lack of adequate
housing units, decaying infrastrucutre facilities, land misuse, etc.
were’raised as severe problems. The analytical discuséion of this
part led to draw a cénclusiOQ of that the solution req?;red has to

be a short term one and therefore Urban renewal is the{dnly
v \

\5\
N

'\\\ \\‘\

solution capable of sclving the above problems.
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Objectives of Urban renmewal were discussed in the nexé¢ part

and various examples had been included in such discussion to
grasp the other countries experience in this'respecté. Ithaca
Down Town ©f U,S.A. and Karachechi of Pakistan were selected

as prominent examples in this discussicn nnd their failures

were attributed on their bias towards economic or social aspects
in particular. Therefore, in order to avoid this failures

in the ccntext of Urban remnewal programmes a ccnclusion was
drawn to emphasize the rationate of an undertaking a total Urban
renewal covering all the aspects of human life. In the light of
analysis hitherto developed an Urban renewal process was evolved
considering the particular characteristics of Urban renewal

problens,

The next immediate fact that has to be studied was to assess the
capability of planning dgencies in Sri Lanka to carry out such
Urban renewal programme in line suggested in the previous part,
In this respect prominent planning agencies like Urban Develeopment
Autuerikty, Yational Housing _Development “uthority, Municipal
Coungid’ of Colombo, gémmon Amenties Board, etc., were laid under
consideraticn and they wére found to be capable of undertaking

sich Urban renewal programme.

*he final stage was ear marked tc design a zooming scheme and
a detail layout plan conéidering the future state of problems
that could be growing at fhe curfant rate of obsolescence, A
cost benefit analysis was undertakén in order to assess the
economic vaibility of project.

The conclusions drawn iﬁfé@ch part of the study prcvide a
sufficient grcund to make\recommendations that are capable of

addressing the problemsféonnected with obsolescence,

The major recommendationvihat can be made here is that the Urban
renewal in a spec1f1c area shOuld ‘hot be an isolated probect
since such areas are belng componants of a whole Urban set up.
Therefore, such Urban renewal pro;ect has to be considered as a
building block of an overall plan covering the entire Urban

\ systems Thie imp11e° peaqg meal solution is not an apprepriate

'isolution for Urban Qbsoleségaab‘ Thgrefore Urban obsolescence

| . .

/ J—
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- residential development and of upgrading.

e
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\

has to be cured by a planned development covering\entiré.ﬂrbén
\ —

.\ ' '(.
\ V4

set upe
It was profoundly analysed the objective of Urpan réhegﬁg programme,
and finally it was concluded that the Urban renewal programme
should be a ccmprehensive renewal programme coleriné(all the mpects
of Urban life. Pu e social deveiopment or °°mmEfica1 development

or physical development is not holding the capabilitj bf solving

the prcblem of obsolescence. Social development ﬁas geen;restricted
very often by lack of funds and by low level of affordability for
such development among low income groups, living ﬂn such areas,
Therefore pure social development is not economicahly feasible and
hence commercial development also has to be undert%ken in such

a programme., This paveé the way to the modern consépt of cross
subsidy system that can be adopted in development of social aspect

of such area. Therefore, it can be recommended that Urban

reneval programme has to be orinted towards a mixed development.
Since the high density development is more costly, low densing

and upgrading were highly.reocmmended. for developing countriés,

but this"study has revealed that the low density development and
pure upgfading in_the heart of the City is impossible due to the
shortage'of buildable lands and increasing value of lands. On the
other hand puee high density development is not capable of\solving
problems of housing the low incoem groups. 1‘herefore in this
methodology a new concept has been evolved sugge-ting a mixed
development. i.e. high density and low density such an appropriate
blend of density requires a high density development and upgrading on
the spot when it is necessary. High demsity commercial development
is very often capable of gene¢rating a higher rate of prqfit and

that can be utilised in subsidising the rental value of high density
‘ . ~N ,

™ - AN
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nxegion - U,N.,D.,P, = Pakistan - 1975,

Renewal for Down Town Ithaca - The City Planning
f.oard - Ithaca = New York - 1976,

Nenewal for 0l1ld City Areas - Master Plun for Kara
letropolitan Region - Project No. 3 -~ ' arachi
Development Authority - 1975,

“miual Report = Urban Development Avthority =

Jinsapore = 1978,
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Siungapore = 1979,
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APPENDIX I

PANCHIKAWATTE RENFVAL PROGRAMME

Socio~Economic Survey

1. Premises Number or other Identity Numberieicecsescseasccesscsscone
2, Name of Chief OccUupPanNtStecesccecesossesosssanssscsscssssssssosnsses

eescscssescessssesessos Jo RACO2cesvssscsosssccssscconesscssscsse
L. No. of HouseholdSs ccecessccccocos

S5 No. in Family: seeose0s0sessevesec o

Age

Males

Females
60 Children up to five YCArS: e evevecssccnscscoe
7. Children{attending school 3/ s sisiswre +Sw@lolealis
8. If not attending SchOol, WhY? 00 s 000 en s B0 EOsTesOOONOOIOOGEIBDREEES
9. Average distance to school: ..cceeccccscecsscee
10. Mode of travel: 9 €5 0 000 00e 00 s 0080000000000 0000000C0COCOCIGCOIIROIRCOVIOTON

11. Employment : csccse

[ Permanent |Temporary | €asual Self-employed
Males
Females

120 Total unemployed: -.oo.o.ocooooMales=ooonoo‘oFemales:o.ot:.oo.

13. Educational Levels of unemplowed :

Males Females
® © © 99 0 9000 009 000000 9o s ® % 9 0 8 0 9 O ¢ 8 O OGSO OSSOSO N S ePN
0O 0O @ ¢ 0 & 6 86000 6 O OO OO0 S P O o9 o ® 6 8 & & O 0 OO 8 6 OO 6 OO OO OO OB O PO e 00

.....‘.l.lO...l.'...I'........'................l...‘......




153

14, Distance of travel to work 15. Mode of travel

16. The Building: Type of Building ceescecesssscccsens
Condition of Structure .scscecccesesecscs
17. Age of builddng: .ceceesesccss 18. Existing space:
19. Services:
Water Supply - Separate/Communal
Toilet facilities - Separate/Communal
Lighting - Electric/Kerosene
20, Occupancy: 21. Period of Residence ..vees.
22. Rent: Rsg il ... ddvensilee
23. Total Household Monthly Income RS. eccoccoccscocvscoscsessssssce
24, Occupant 's needs & priorities: sececsesssecscsesssessne

® 0 0 8 8 50 0 PO E TSN O S OCS SO SE OSSO E ....‘...l..‘................
...'..'..'..."‘.‘..O.....Q................l..l.."........

ceessseseses s soseerseessssssceesesseset et esss0esen0sese0 s

25. Observations andsuggestions by interviewer:
esesecsesecssssesess st esessesesssessesestses0c00esssscsn s
ce e eecssesesecscscostessesacs s s e e esesessstsesesteesvsrone

' EEERNERENEINT NN I I I I I N R A R R NN N R R B N BN B B B IR I I R B B B LI B B B BN N AN J
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Appondis - 2

Tablo 1

Vheore a house consists of - The permitted nuober of persons is -
(o) Onc ro6@ eoe ooe 2

{b) TWo TOOMS so oo 3

{c) Threc rooms oo 5

(@) Irour rooms eoe 7%

{o) Fivo rooms or wore 10 with an additional

2 in resnect of cach

roo@ in oexcess of five

{In usinz this Table, a room of less than 50 square feet is

not counted as a room).

Table 2

thore a roon! in @ house hns a '£loor arca of =

(a) 110 sq.ft. or more cee voe 2
(b) 920 sq.ft. or more, but less than 110 14
{c) 70 sg.ft. or cicre, but less than 20 1

rol

{(d) 59 sq.ft. or morc, but lcss than 70

(co) Undor 50 sqg.fte. oo cevoe Nil

Source
Tie Publie ['ealth Acts - ngland & lVUales = lMemorandun D -

The Prevention and Abatement of Ovorcrowding = Vol - VI - Paze 937



