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CHAPTER: -4

LAND USE, STRUCTURE , AND MORPHOLOGY

A cognisance of land use pattern as well as the
structure and morphology of the town 1s an essentiality as aur

study deals with the pattern of Bogra‘s growth

The 1i1mportance of the study of urban land use,
structure and morphology is very well explained by many studies.
Ratcliff (194%2) confirms that *'‘'the land use pattern af any
urban area is a reflection not only of the i1mmediate and current
space requirements of the community but rather of the cumuliative
needs over a period of years”. Harris and Uliman (1945 suggest
that "any effective plan for the i1mprovement or rearrangement aof
the future city must take account of the present pattern of lana
use within the city, of the Tactors which have produced this
pattern, and of the facilities required by activities localizea
within particular districts''. Singh and Singh (1983) find that
an understanaing of the lang use pattern of wrban centres 1in
relation to the locations of the various Tunctional associations
of land uses, makes 1t is easier to present general gescriptive
nypothesis on the pattern and process aof urpban growtnh. In view
of the i1mportance, land use, structure ana morpnhology of Bogra

town are examined.

1. LAND USE IN BOGRA TOWN :

The iand use 1n Bogra Town 1& camplicatea  like other

towns of Bangladesh. The internal structure of the town 18 a
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composite effectofdivtferent types oT operations ang funcrional
areas. The extgnt and pattern of these TfTunctional diversities
are based on geographical site and situation, historical legacy,
and over and above human desire to utmost wutilisation of tne

urban land for different developmental activities.

Evolution of Land Use:

This study concerns with the trend and pattern of land
use of Bogra Tawn. In this connection, Land use information 1is
depicted in Table 4.1 and Figures «.l, 4.2,43.2 4.k for three

different periods: 1920,1%962 and 1788.

Lang use 1nformation was collected from the kecora koom
of Bogra Collectorate, for the year 1920 (C.5%) and 1568 (R.5.
Kathian;:. Cagastral map (32" to | mile; was useo T10r plotting
landuses. Extensive survey was conducted Tor the study togdup
ﬁéate land wuse information (1968B) using cadastral map. Far a
percept}on of land use, period-wise tne proposed study area 18
divided into two parts: PMuricipal limit of each perica and the
present extension area. Ihis enables us to ascertaln the spatin-

temporal changes oT land use.
Residential Land Use:

In every town or city, residentlial use Takes away he
largest portion of land 1n comparison To Oother Juses. Uut of the
total acres (Jb48 acres’, the resilgential area within municipai
limit occupied 46.52% land and outside 20%. 1n 1920. Due to tne

extension of muncipal limit after (95:i, the percentage oT the
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Land use 1920 1%6c 1¥ee
categories funicipal futsice fotal Hunicipal dutsiae iotal funicipal Gurs1oe fotal
area municipal areatas area mUNICipai  areaias area munICipal  area \as
limt in 1986) Lt in 166 iimit FHIEEET
(1) (2} t1+42) 1) W) 92731 oy el VitEd
1.Residential c4 580 827 i 7e0 1oal 200 1000 12w
146,30} (20,00} (23,001 (38.68! $C5. 961 1eT.08) 43w V37551 LT3N
£.Commercial b 2 g 20 v 30 40 &e od
11.43) 16,06} () {g.c8} (0,30} .62} 13,573 VWbt 11,704
*
3. Industrial - 43 45 50 75 165 {0y i &
(2,00) {1.83) 15,701 té. 7 13.43} 8,371 \&.7E) {7400
4.Fublic 10 - i 40 35 73 90 It ci
Institutions 11.88) (G270 4. 30! OR=LY (a0t} (6,70} ader 17,89}
d.Health & i i 17 v o7 el Y il
Educational (207} (0.30) SISy 11.8s 11.5%) {1007 La.bls RS
b.Vegetation & 133 EHY Tt {65 il oci 7i 1EV Ity
Upen Space (83,03} 126,00} (ce.00)  (18.811 Labatr T} Li7.19s 10.b5) ICWLY. (P
7.8gr1cultural 83 1o0s 1687 17% i3l 1400 U3 Y, oy
{15.63) (92,061 146,000 (19,041 CYRe (C OV ST Ty RIIY vCi4ld
g.0thers 4} 76 tie Y il 175 eV it -
(8.0 (244} &R V7,981 $3.791 L4, U W hY (Y 13704
Total Areas 331 3147 a4 Bi7 il 364D 119 cuc st
Datq Compi led

Source o Laed Recoro Room, Sogra Collectorate; UDA Report (Unoer BNFFF,1%bwi anc Fleio wore.
hote : - Figures 1n parentiesls show percentage
+ Serculture ang agricuitura. farm.
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residential land use in 1962 1inside the town was 38.88%‘ and
autside 23.98%. In 1982, the proportion af lang under residence,
was 4954 within the municipal limit and 39.35% outside. The
extension of the urban Llimit corvesponds to the growth of
population in these periods. After 1982/84, the incorporation af
iarge area belonging to difverent categories specialiy
agriculture, indicates changes in the percentage under respective

land uses.
Commercial Land Use:

It 1is evident from the Table 4.1, that the commerc:ial
area is mainly confined to the town, Further it shows that there
is a gradual increase in the area under commercial activities
denoting high intensity of land use. The area under tnis
activity has grown from 6 acres in 1920, 20 acres in l9%sd, 40
acres in 1988. Qut side the town Jjurisdiction 1t was 2 acres, 10

and 22 acres in the respective years.
Industrial Land Use:

Before Partition (1%47), there was no 1ndustry in
Bogra. Sericultural and agricultural fTarms were confined to the
outer area ((1920). after Partitron land use TYTor industrial
activity 1increased to 350 acres (5.704) 1n 1962 and 100 acres
(B8.37%) in 1988 within the town. Whereas the extension area had

75 acres (2.70%4) and 170 acres (0.72%) of land respectively.
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Public Institutions/Educational Andg Social Institutions

The Table referved above shows that upto 19280 only £1
acres of land was under these categories in the main town, but 1t
increased to a considerable extent in the perionds 196 and 1788
i.e. D7 and 119 acres respectively. As these 1nstitutions
required vast land, they were sstablished outside the town limit

where open land was available.

In case of land under agriculturesvegetative cover ar
vacant land, it is observed that there 1s a gragual decline
(Table 4.1., Fi1g.4.4) due to the developmental actvivities and
graowth of settlemant. fthers' which ncludes transport andg
storage, water bodies, graveyard show gradual increase except

water bodies.

2. STRUCTURE AND MORPHOLOGY OF BOGRA TOWN =

Regarding the structure, Hudson (1983) focuses on  town
as the physical manifestation of interactions among people,
activities, and structures. He observes that the relative
SUCCESS ot certain places has variously attraibuteda to
entrepreneurship and promotion oT town activities peartormed  in
them, or their structures. Structures, he argues, 1% the
material design, including siting of place proaucea oy people

engaged 1n activites.

ThereTore, Spatial structure or a town 1s the result or

several forces, namely:
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1. Attraction and integration
2. Dispersion and disintegration

3. Gpatial differentiation.

The first two Torces lead to the horizontal and
vertical expansion whereas the third one refters to segregation of

buildings.

Major Determinants Of Structure and Morpholagy:

it 1s apparent from the map of HBogra town that 1t
indicates a longitudinal development of the town siructure.
From the beginning, the growth was parallel to the river karatoya
and the National Highway 1.e., Dhaka - Rangpur Road, which runs
in north - south dgirection. Apart from this roao, developmental

activites take place also along other regional roaas.

The layout of the present town may pe atiributeo to several

factors.
i, The river karainoya Torms the ‘'edge’ aof the town on  the
western side. 'Subi1l’' effluent in the nortn restricts spatial

growth to some extent;

E

2., Low lying flood plain area 1n the east o7 karatoya river

is unfavourable for urban expansian;

3. While 1low level agriculturat land in airrerent areas
greatly discourage settlement growth, 1t attracts otner Tunctions

lige 1ndustry, pumlic and private i1nstitutions etcg:

4. Further, spatial expansion, towards the extireme soutn,1s
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obstructed by the presence of cantonment;

5. Major development takes place along tne major voadsi
& Radial road pattern has a great controi over the

functional set up i1n many ways.

However, structurally thne town is a complex association
of human activities; and certain sections are predominantly
characterised by commercial and industraial activities,
administrative functions, social and egucational services e1C.
To a consiagerable extent, reqularity of spatial Torm predominates

in Bogra town. Except CBA, mixed land uses 1s rarely observed

throughout the town. Unlike many non—-western cities, here shap-—
house' structure is not seen much. Broadly, each area has 1t's
own functional distinction. It 1s evident that there 1s no area
or block without residents. Wide diversity aT resldential
structuress/housing patterns ogepenoing upon different 1ncome
groups and social background are apparent i1n the main town. ine

extension area with 1t1's, precominantly rural character stanos
out distinctly from the main town. CbA, Feak - value
intersections, street frontages etc. are the most sougnt arter

for establishing economlic concerns.
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MORPHOLOGICAL REGIONS OF BOGRA TOWN:

S0 Tar we were concernen with the compiex nlsetorical,
political, social and economic Torces involved in the growth of
Baogra. Based on these forces, we may differentiate the town 1into
three morphological regions 1n  the light af Dickinson's
(1951:917) study of West Edropean cities wnere he observes their

common tendency to grow 1n concentric Zonesi

(1) The ecentral, fully built up zaone, which 1s the core ofT
the modern citys

(2) The compact and Tully built up miadle zone that was
erected mainly during the 19th century, and

(3) The QOuter, partly buillt up (suburban) zone 1n  which
urban and rural areas are mixed., and to which urban arsas nhave

penetrated mainiy during this century;

For Bogra, we have considered the Toellowing zones (Fig 3.3)

(13 The central fully built up zone,

(2) The moderately bullt up transitional zone wWith Tully
builltup arteries.

(3) The oputer partially buillt up zone i(greater part orT the
extension area) 1in which wuJrban and rural cnaracteristics

intermingle, but which predominance of rural culture.

The central Tully Duillt up zone reTers ta the majar
part of the town ie., CBA and adjacent areas where process oT
urban growth 1s prevailing since long. [t shows the greatest

intensity of land use with little scope or Turther expansion.
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The commercial, administrative functions and mainly popdlatian
foster dynamism in this area. With few exception, the change 1n
the landscape of the transitional zone is of recent origin. This
zone is characterised by the rapid i1nflow of migrants. OFf late
developmental activities, have been taking place especially along
the major routes (since 1950s) displaying a clear pattern of

tentacle growth. This zone being merges 1nto the NB8xt ZOoNe.

The major portion of the extension area belongs to  tne
third classification which has a marked rural type ot
environment. Effects of urbanisation siowly transtorm the
society. Here dynamic change 1n physical or social structure 18
negligionle due to the presence of mainiy lower i1ncome group,
peasant class and low paild daily wage earners. It 1s vivid that
the spatial growth of this area 1s guite N uneven over

space and time.
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3 URBAN LAND VALUE

Urban land value,
determines the urban land uses resulting i1n urban
forms, structures and functions. The study of urban land value dates
back to early days. Social scientists, economists, urban

geaqraphers, ecologists have bheen overwhelmingly inclined to this

study. The study of Bogra town needs to examine different
aspects of land value in the town which wauld help in
understanding the internal structure of - growth.

The study of land value can be grouped asy
i) Descriptive models, and

ii) Mathematical madels

The present study is based on the first moael which

evaluates the value aof land.

The idea of "lLocation" or accessibility which
determines land value, is > the cont_ribution of early classical
work of Ricardo (1817), Von Thunen (1842) on the principle of

agricultural land use.

Murd (1903) observes the value of land depends on
economic rent, and rent on location, and location on convenience,
and convenience on nearness, and concludes that the value depends

on nearness. Thus quality of transportation will inTluence urnan
land value patterns. Apart from the location and accessibility
or other alike factors, Islam (12725 advocates TRAT aunsr

important factors in determining land values are the income ievel
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of an area, its population density, rate of growin or declinge of
the community, government policies, and 'more particularly rTor
individual site wvalues), the size, shape, corner Vs, 1nterior
location and topography of the actual site where value is being
considered. Considering social, economlc oOr political atmosphers.,
Alam (1965:95) has observed 1n the study o7 Hyderabad -
Secunderabad as the Tunctional areas evoived out of a8 Cconmpiss
interaction of administrative decisions, o7 soclal reactions and
of most influencial econoamic competition. These Tunctionsi areas
are essentially dynamic and change their location and character
with the change in socio-economic conditions. inus, the

resultant effects of the changes are reTlected i1n lang values.
BOGRA: URBAN LAND MARKET:

The demand or the land value 1ncreases hand 1n  hana
with the increasing rate of urbanisation at Bogra. Furchasingland
is considered to be a profit yvieloing and secured DUSLNEsSS Oy
many private parties. &Speculation aof the market vaiug ot whe
particular land decides the profit of this business,tonsiderable
amount of speculation and lana neld Tor various purposes o leTrt
vacant and priced high, form major constraints to the government
and other agencies in acquiring the land, far the asvelopmental
purposes. Apart from these factors which govern the land values
few other obstacles imposed by the public as weli as private
concerns in the land market include: encroachment or ownership
conflicts, disparity in payment for acquiring land, nolding of
more land than required resulting in institutional hazard'ana

selling or buying parcels of land.
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Land Value in Hogra (1960 - '87).

The land wvalue 1in Bogra varies Trom place to place
depending on the factors stated above, and with the passage oFT
time 1t changes,and the rate of change 1s never similar to every
areé?fw¢%his diversity in land value has given rise tTo the

different types of land uses.

For this study, mauzawlise i1ntTormation orFf land vaiues Tor
four different periocds namely, 19260,1970,1980 and 1987, was
collected from the District Registar OfTice (Land,. Analyses o7
the data on average value of land 11n each mauza show the

prevalence and trend of land price (Fig 4.5).

From the Fig- 4.5, 1t 1s evident that land 1n tne
extension area has low wvalue unlike the main town. But
everywhere, 1t is observed that the change 1n land value 18
disproportionate according to the whims of the time. Like 1n
other sectors of devélopment there has been explosion 1n lanag
value since 1970s. This may be attributea to the raplaiy growing
urban functions, open competition of land, lang vaiue

speculation, absence of zoning laws, 1ncreasing migration, 1ntlux

of remittance from Middle—East etc.

The urban core Tetches the highest land price which 1s
a common phenomenon. Similarly tne areas closer Tto the Ccore vVid,
Sutrapur ,Rahmannagar, Malotinagar, katnarpara, Shibbat:,
Thanthania. command nigh value from the early days, Tne  TWiiy

Adevelopad madza Butrapur shows high land value where central
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business area, administrative ofTices, 1MPpOYTant Schoois %
transport terminals, different types OT resigdential area etc. are
located. With the addition of underdeveloped Wnhak Sutrapur
locality to the mauza of Sutrapur, average lana value has
fallen. Excepting Sutrapur, other mauzas stated above comprise
more of mixed class, business establishments, dense population
and closely spaced houses which have undergone a long history of

growth.

Some mauzas like Malgram, parts or Nisindara and
Malotinagar possessing vast agricultural landslow land nave
comparatively low land value. Fulbari, Chaklokman, LatiTpur,
Chakbrindabon have moderate land value where development 1s

taking place along the arteries.

The mauzas on the lowlying areas east of the river

Karatoya were less attractive for developmental activities and
settlements. Only a small mauza Chelopara which 1s claoser to wne
caore grew in importance from the earlvﬂays and became the place
of residence of business class and place of centre OoOT DUsSINEss
activities. Therefore it shows comparatively higher lano valiue
than Natai and éther localities on the west. Two regional roads
pass towards the east through these mauzas. UF late, lano
value has increased due to the inflow of people Tfrom Tlood
affected areas. The TNon availlability of land near the core area

and the comparatively low price of tand 1n these areas (£ast

Bograi have induced development heve.
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V1l%eu — 198%)
Bogra Town : _ .

Table. 42 Mguza-Wise Land Value (Value inTakasper becimai*i

Name of tne Mauzas 1960 1970 1980 i%a;
Sutrapur 350 230U louie Jl5uw
Katnarpara 275 levu THUU t 2<1UTV]
Malotinagar 225 G3u STy Leianing
Rahmannagar 3au 2ouy guuu 1buvu
Nisindara \ 85 630 2677 FHuU
Fulbari @45 130 2300 oduu
Shibbata 320 1023 7800 Su1uw
Malgram &59 =225 1520 S5uu
Chakbrindaban 105 450 3HUU 1100w
Chak farid 80 3eu cOuu 10UGU
Chak lokman 75 280 20Uy =N
Latifpur By Seu S8 A0 ghuu
Thanthania 220 8U0 L4300 1200u
Chelopara c35 obu 3IFVU laluu
Natai 80 == CELUG =LY

o o Vo . W, W Bl S o~ -, . T S S o e e s B W T Y, i B e et o A W e Wk e M e e i A e ot O Bt S o G A s W O i S N o B Pt S0

Source : District Land Registdr Office, Bogra.

%+ 1 decimal = 40.47 sqg.m.

From the observation of the trend of land value 1n some
of the peripheral localities, it can be mentionea that nese
areas are potential for developmental activities and settlement.
Due to scarcity of vacant lang and high price in tha main  Town,

there 1s a compulsive shifTt of activities to the periphery
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Patterns of Land Value Along the Roads 1in Bogra:

Fig 4.6 Portrays wave like distribution pattern of lang
value along the roads with wide oscillation or with gradual ups
and downs depending upon the degree of importance of places and
theiy accessibhility. Lang value along the main roaas 1s
determined by the functional importance and the asvelopmental
activites taking place. Peak lanag value 1s observed in ang around
the CBA and the value decreases cutwards. In the core aresa, lang
value 1is mare, by about one lakh taka per agecimal than other
areas. From the Fi1g 4.6 we find that there 15 a suaden rise of
value at the intersection of i1mportant roads teg. knander bazar,
Namaagarh) and market places (eg, kalitole hat, Metidali hnats.

In this regard Chorely ana Haggett®d 1967:336) rightly point out 3

(1) Land values reach a grand peak 1n the city centre and
gradually decrease outward toward the periphery with dirferent
proportion,

(2) Land values are higher along the major travtvic arteries
than in the areas away from them, and

(3) Local peaks of higher value than the general level at a
given distance from the city centre occur at the intersection of

major traffic arteries.

According to the :i1mportance oTvY roaas, we T1na
variations in land value starting from the centre oTf tne town.
All along the most important Dhaka - Rangapur road the nighest

value 1is observed. LGreater part of the developmental activities
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take place along this roao. Other business streets - Santahar
road, Badortola road, Natore road, and also Cnelopara -
Sariakandi and Chelopara - Changanbalsna yoags gquote nigher tand

value upto a certain distance.

The neighbourhoods of upper class resicential area of
high land value through which i1mportant roads pass are known  Tor
convenient locations, accessibility and economic uses of land.
The areas referred to are 1n proximity to kallDarl yoad,
Jailkhana road, Madla rocad itMalotinagars, Bakshirnat -— HAnsar

office road, Sejgari road, Katnerpara coronation scnool roaad etc.
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SCHEMATIC REPRESENTATION OF LAND VALUE:

A Number af sfholavs Nave presented 1800 4iiUe  QIGRL3

thvoush e iy S - N
MOivical ghservations, Taring GiTTErent - aspeEcts g7 Lanm
value they have constructed models., Hame af the 1MRESYEant  WOrks

which are pertinent to our study may be mentioned below:

In the study o% Topeka, Kansas, rkanos, (1%7e:, has mads
series of mathematical models. Four generalisations have been
obtained from his study:

1) Urban land values vary inversely with the reciprocal
of the distance from the centre of the CBD,

i1 Urban land wvalues vary 1inversely with the
reciprocal of the distance from a busiIness thorougntare
intersecting the centre (of Topeka),

iii? Urban land values vary direct.iy Wltn the
distribution of population potential within the city; and

iv) Urban land values vary with sectors of growth

within the city.

Brighan (19651 constructs a model ot urban land values
in relation to residential land. Different Teatures 1dentitiea
are:

i) Value of land of a particular urban area, si1te 1s
functionally related to its accessibility to econamic activities,

i1} To ite amenities, to 1ts topography, and to 1ts
present and future uses, {industrial, commercial or residential)

ang to certain historical Tactors that arvtrfect 1ts utilisation,

Yeates (1965 has done an 1mportant  Work on WS
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lline,like He shows in his model that land values vary with
sectors of the city, where some sectors show 1Nncrease  in valusg

towards the periphery.

HBased on the aforesaid discussion and three classical
theories of urban growth Burgess (1923;, Hoyt (193%5, and Harris
and Ullman (1745), Bogra town can roughly be classiTiea 1into
number of land value zones within the Trame of Ional, sBcwaral
ang multiple nuclel theories. These are schematically representec

in Fig4.7b

By close examination of Bogra's spatial growth or land

use patterns, we find a great correlation between land values andg

land use pattern.

concentration of commercial, Tinancial, some light
industries and some office establishments 1n the c&ntral area,
result in peak land values. This is the zone where the land price

15 maximum. In the town forming almost a concentrie zona.

With the lapse of time, segregation of social areas,
convenients location and accessibility provided Oy radial Faaa
patterns having linkages with the surrounding regilon, ana
proximity to different urban amenities; the values of land #pegan
to differs in spatialy. From the analysis orv land value, it a1s
obeserved that the concentric zone develops 1ntQ@ a sectaral
pattern where there 1s variation in land price,7or example, south
east of Bogra, bounded by Dhaka road and the river, Tnie &rea
Imguliiju g 911 part of Sutirapur, Malotinagar, Ranmannagar anag

inhabited by mainly higher 1ncome group. Different adaminlistrative
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oTfices and other public institutions, private enterprises, ano

socio—-economic factors are responsilbe for the high land price.

Land wvalues decline with distance fTrom the centre.
Roughly all the Sectors form high land value zognes to a4 ER7EALMN

distance almost upto the municipal limit of 19682. Hence we may

identify the zones between Dhaka road and Natore froad, Natare
road and station, Badortola road and Rangpur road iwice zone 1n
most concentric form), and Rangpur road to the kRaratoya river,

marataoya river and DChandanbaisha roadg (LChelopara & Natai: and
finally Chandanbaisha road to the river (Natal) as 9ectors  Wlin

high land values.

The zaones adjnining the town centre , has the thirg
highest land value. Here the localities are Thantnania, 5Sa1gari,
part of (Chaksutrapur, Badortoa, Namajgar, part oT hatnarpara,

Nisindara, and Kalitola area.

Again, within these zones, we Tind some pockets oT
different land that differ from the surrounding area. In nese
CAsag, local fTactors like good veighbourhood, transpors
facilities and in some Ccases business activities determing  wNe
Land value. These areas are katnarpara =ejagari, Malotinagar near

high school, Kaltitolahat.

in the extension area pockets or high land price exist
in places like Kamargari (near brvt. colleges rulpmariy \pening
Wanens caliege) Fhander pazar arega due to the unigue’

accessibility and arrival of comparatively higher class people
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are including professional.

Naw we may refer to the zone oT the lowest lana value
which are mostly in the extension area \Fige 438 where
predominantly rural character, extensive agr}cultural and vacant
land, less population density, moderate to low accessipiliity ang

amenities etc. are the common features,

It may be summed up that the town of Bogra 1s a
langscape of more or less mixed structures. Difterent i1ncome
groups form continuous residential areas without much
intermingling of other functions in the neighbourhooas. schools,

small business centres or business establisnments, small scale

inagustries Tulfil the needs of the resiadents +{$rontages or
principal and Secondary roads are occupied by all sorts of urpan

Tunctians, which do not disturb the res:igential envirenment.

The morphological structure and the land use pattenn
whicn are Toung in Bogra coula serve as an example of many oY the

urban centerp of Bangladesh.



