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CHAPTER VIII

CONCLUSIONS AND RECOMMENDATIONS

8.0 Introduction

This chapter is mainly devoted to draw conclusions 

the analysis on the property development 
suburbs of Colombo. In order to make it clear they have 

been, divided into two parts; Part I deals with the 

analysis of the overall situation in the suburbs of 
Colombo, and Part II deals with the indepth study done 

in Battaramulla,the case study area.

from 

done in the

8.1 Part I General Conclusions

Colombo is a primate city having an impact on 

the whole country in general and the suburbs 

of Colombo in particular.

(a)

1915 hadefforts fromAll' • planning(b)
concentrated on the development of Colombo 

development plans have stressed
but

Most
importance of regional development, 

no concerted effort had been made to achieve

City, 

the

this objective.

have been formulated
the

After 1977, the policies 

for urban and 

basis of an open 

institutions 

integrated and orderly 

urban areas*
Even after 

planning 

had taken place 

Colombo.

(c) regional development on
economic policy and separate

haveestablished to
development in all

were

with all the powerful
property development 

haphazardly in the suburbs of

1977,
institutions.
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(d) The development Plans made
years have not taken the 

the private

over the last 75 

contribution made by 

property development.sector in

(e) The land market and 

played 

development.

property development had 

in urban 

happened through 

conversion of primary

a very significant role 

This has
subdivision of land,

into secondary and tertiary
activities, change of ownership, intensity of
activities

development etc. But the provision of 

infrastructure facilities; had not kept pace 

with property development that had taken 

place.

In the suburban areas ' of Colombo property
with minimum

(f)
development had taken place, 
intervention by planners, and it has resulted
in pollution and deterioration of the urban

situation had been further 

lack of essential
Theenvironment, 

aggravated owing to 

infrastructural 

roads, sewerage, garbage

the
facilitis, water,such as 

collection etc.

that 10% ofrequire
should be reserved

regulationsThe D.D.A.(g) blocked out 
But due to

Of this rule, this has not

land area shortcomings inthe
as open spaces.

implementation
tisfactory

the 

brought sa
results.

the suburban 

the property 

to the

thatobservedbeenIt has
development 
market 
community-

(h) about by, brought 
had created

disbenefitssocial
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(i) Planning was introduced to 

situation in
control themonopolistic

But the the land market.
redistribution of the benefits gained 

by increase in iand values 

place through a betterment tax.
had not taken

(j) Traditional planning 

involved in the preparation of 
to regulate the land market.

methods and techniques 

a master plan 

It has been
criticised due to the cost involved and its
rigidity; so development plans which are 

raoreflexible were introduced to achieve 

better results in property development. The 

development plan comprises of a structure 

plan and action plans.

of Colombo could be identified by 13
between 

Within

(k> Suburbs
locatedlocal authority areas. , 

Colombo city and the urban fringe.
this local authority areas, a homogeneous 
character could be identified in physical and

socio economic factors
high rate of population 

of land use.
in intensity of land use. 
in land values.

investment

Briefly they are 

increase.
(1)

change 

increase 

increase 

increase
development.
change
people-

(2)
(3)
(4) in property

in(5)
style of thelifenormalin(6)

aresub-centres
This can be
suburbs of

sub-regional
and

frameworkhomogeneous
ified urban

Within this 

emerging 

recognised as 

Colombo, which 

growth of Colombo.

ctivity areas 

v in the
a

as speci speciality 

used
functional 

could be
They are

for planned
RatmalanaMoratuwa,
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(^COQ.
Homagama as industrial 

areas for educational and 

and Battaramulla for 

Peliyagoda for warehousing and

areas, Nugegoda and Maharagaraa

Kotte 

purposes and 

container yards.

research activities, 

administrative

(1) It was found that there is
between the land development of the suburbs and 

the functional speciality of 

been subdivided for residential purposes in the 

suburbs close to the administrative and

a close relationship

areas. More land has

educational and institutional speciality areas.
land had been converted forLarge extents of 

industrial 

surroundings, 
had taken place on

and warehousing in Peliyagoda and its 

The land development in the suburb
the basis of profit motive

was foundTherefore it 

that has to be borne by the
under the free economy.

social cost 

very high.
that the 

residents is

i local authorities have 
development trend.

old

of the suburban 

changed based on 

are

(m) The status 

not been
the

underfunctioning
Most

instititions
set up.

Still
administrative

of the local 
statusof lower

with the development.
manpower

which were 

to cope up
financial resources.

unitsad ministra tive 

have been 

with their 

and legislative

unable
limited

measures.

vailablethat was a
land development in

Improvement
legislat,ion
regulating

Housing

•1047. Not only
limitations to encourage 

for planned development.
f also of a lower

1978 the only
and

(n) Until
for controlling and Town 

Townthe and Countrywas
of 1915.

the suburbs the theOrdinance 

Planning 
legislation 

private 

most of the 

status.

Ordinance
itself l^d

sector
and public wereauthorities

iocal

74596
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Several 
1977

Pieces of legislate 

with the objective 

planning and

ion were enacted after 

of integrated urban
Among them the U.D.A. 
sufficient power to

development. 
E C Law had 

achieve this objective.
Law and G C

The objective was to make
the respective agencies 

planned urban growth in the
responsible to have

suburbs, but the 

implementation has been limited to the preparation 

of some land use maps, and the application of new
building regulations as enacted by the U.D.A. 
to the lack of a regional development plan and the

Due

coordination of institutional activities in the 

development had taken place haphazardly.suburbs,
Planning legislation so far has brought only very

results for the environmental 
through property

limited favourable 

improvement 
development.

of the suburbs

Battaramulla Pradeshiya 

Sabha
Specific conclusions for8. 1.2

Sabha lies among the 
Over the last

Pradeshiya
in Sri Lanka.

Battaramulla
10 largest towns 

decade this 

rate, and 

functions 

together 

]ocated 

authority 

which 

planning

(a)
very high

national administrative 
complex

developed at. aarea has
most of the 

and the
Parliamentary 

Ministries beenhave 

this local 
Sabha

with some Butarea.thiswithin 

stiU remains 
lowest

Pradeshiya
in the urban

a
status

administrativetheis set up.
and

andconcerted
development
legislative
development

still

th,t there
effort to S“ide

and °«“>r
preparation

pradeshiy3

found theIt was
coordinated

(b)

planning 

The i
of the

Sabha
through 

measures.
plan

inis
for the
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carried out only in 

applications,
This

respect of 

(using U D A
approving building 

building regulations).
weakened the 

integrated planned development.

Practice has 

objective of i
considerably

The Most significant(c) factor in the 
development in Battaramulla Pradeshiya Sabha is 

subdivision

property

of agricultural land and putting them
into non-agricultural uses. Agents, brokers and 

land surveyors in the land market had been the
main actors in the land subdivision process. They 

have subdivided, valuble agricultural land 

indiscriminately creating physical as well as 

social implications.

of the significant phemomena in the land 

Battaramulla
the indegenous population who

(1) One
subdivision of 

replacement of
depending on

theis

agriculture by migratory 

income population.were
urban middle and upper

should have a wide 
of safe 

disposal systems,

sub-division(2) The land such as provisionof purposes 

water i 

streets and 

for

range sewerage
other utilities, such as open

environmental
drinking
new 

spaces
improvement.
the blocking

tional and
in Battaramulla apart from 

land, the other

recrea 

But 
out

hardly provided.
of raw

areservices
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(3) This Process of land 

immigration of high income 

able to change 

people in Battaramulla.

sub-division and the
groups had been

the local life style of the
According to the

present land prices in Battaramulla area, the 

to move out ofhave been made 

Battaramulla to marginal lands.
poor

(4) Prior to the rapid property development in 

Battaramulla the average individual plot size 

was about half an acre. Due to the rise in 

land values these blocks have been subdivided 

into an average size of 11 perches.

Roads(d)

A and B class roads are mettled and tarred
and are «cll maintained. «any roads .hioh provi e
access for residential areas are neriected^

areas are narrow,

Only

Some

sub-division
classified for the purpose ofof the roads in

not properly
and raaintanance.

are 

repairs
density, 

has become a
of populationincreaseWith the 

disposal
(e) and garbage0f sewerage

Due to lack of pipe-borne 
wellproblem- built a

small Plot of land 
In the 

will

severe 

water 

and
which is apP

supply every £anui^ haS 

. toilet «itW” **•
roximately

it is obvious

11 perches, 
the ground water

run

be pollute.
long

hospital in
to berural

treatmentone
Medical

only hasisThere
Battaramulla-

in co

vel

(f) and have to 

rohibitiv'ely 

This is

the people
which is P

concuming.

lonibo by
distances.

as time
sought

tra 
xpensive as f HORARY |well

e

& . «



KECOMfffiNDAT IONS

8.2 Introduction

The recommendations put forward 

worked out after 

conclusions

in this study have been 
a thorough consideration of the above 

in therelated to the overall situation, 
suburbs and the specific situation in Battaramulla. In
general
principles to guide planned property development in the 

suburbs to ensure harmonious growth.

terras it is proposed to establish eight

8.2. 1 Principle of Participatory Planning

occations emphasizedAlthough the UDA has on various 
the need for public participation and in fact has tried

mechanism of planningthis through : the
present practice of

1 authorities do not provide

to achieve preparing
committees the 

development plans for local
the people in the area to 

It is still aadequate opportunities foi
the planning process.

where CJ.D.A.participate in
substantially centralised proce

in preparing the

takes

development plan, 
should advocateall decisions in

It is suggested
participatory 

development plans 

proposed methodology

U.D.A.that preparemethodology t0 

local 
in Fig^e

planning Theauthorities.
thefor 

is giyen
8. 1

l library
* %
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The main objectives
methodology is to

of the proposed participatory 

community 

For this 
area is divided into 

on the existing social

provide opportunity for
groups to involve 

purpose
in the planning 

the local -authority
Process.

Community Planning Zones based 

and administrative bounderies. 
division.

e.g gramasevaniladari 
A zonal plan will be prepared at this level 

by the residence of the area with the assistance of the 

following groups.

community basedRepresentatives from
organisation.
Gramasevaniladhari.

1.

11.
Head of school.
Heads of religious organisations. 

Police.

111.
IV.

V.
of the local authority.Member 

Technical staff.
VI.
Vll. officer Coordinator)Planning

P. H. I.
Technical officers 

authority

(a).
(b). localof the
(c)

workshop held in the 

and problems.
in aticipate

the
partnership

community* 
the zone, 

needs and 

decide 

short

This This
between the 

will, first.

will par
unit to identify 

workshop will be a 

officials and the 

identify problems 

will prioratise 

Participants 

•implementation in the

group resources
arrangement

Participants
all participants

Finally
Then
seek solutions

solutions
in

fortheir
will

on
the long run.' and inrun

set of draft
development

in the local

will be a
Similar

all units m

work shop
proposals- 

prepared m

Pinal outcome of thi-
Uni.t development
Proposals will he
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authority area, 
authority will

The Planning officer 

co-ordinate all these
°f the local 

workshops.

The second stage is 

co-operated into
that all zonal plans 

plan by
will be in 

same 

to make 

Participants

one using the
participatory methodology, 
proposals for the Area Development ...Plan.,

This stage is

for this workshop are as follows;

1. Chairman of local authority.
A G A / Divisional secretary
Ward members
Ward representatives
Heads of religious organisations
Police
Heads of schools
Technical staff of local authority

2.
3.
4.
5.
6.
7.
8.

P.H. I.s 

Planning
9. authorityof localofficer10.

(co-ordinater)
Officer in charge of the District

11. UDA
Official from R.D.A.

from N. H. D. A.
N. W.H. & D'B*
Valuation Department

12.
Official 
Official from
Official from 

Official from
Representative

S.L.B.D.A. associationFate payersfrom
13.

identified,arearea-wise
willAfter development proLl

projects.

seek solutions.
and longshort termand

Similarly the group •■Draft Area 
"Area 

and the

and action will be the 

will form
term solutions workshop

authorityof this a
The outcome 

Development Plan
Development

meet from

bocal
planning

time to

Committee »
time to

theimprove
Level
committees 

unit proposals
will plan-and Area
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Planning officer °f the local
the Draft Urban Development

authority will 

Plan and submit
Prepare

it to the
After considering their 

comments the plan is then referred back
Level Planning Committee.

council for their comments.

to the Area 
The final plan is then 

comments. Thesubmitted to be the U.D.A. 
Planning Officer will

for their
then prepare the final 

development plan and submit to the Minister for
approved.

Principle of Functional Identity8.2.2

town has to play a functional role in the contextEach
of overall economic situation in the suburban fabric to

overallcontribution for 

of Battararaulla its functional 
administrative centre 

functions should be

effectiveitsensure
development. In the case

is to develop the town asrole
where the core 

located in

administrative
whichcentres to sub centres,

and the functional linkages 

within the town,

appropriate
physical interaction 

the different
ensure 

among 

other suburban units

functional units
hinterland.and the service

determine the 

The life
willcityof a 

style of the 

will be de

The functional role 

and life
citizens, 

termined by the change
components,
Capital is 

by such 

rated and

activities 

s tyle
in environment brought

of the citizens three majorabout, by
apital resources.

equipment an
and clabournamely land, 

turned into 

processes,
sustained. SimilaI^y ^ 
particular functional r

distinguish

andstructures are £©ne
dapted for 
haaracter

towns. Ib

activity ain humanchanges aspace get 

which
other

andthe a c
uburban 

efficiency
s of the

tionalidentify as functhewill also increase
causation; ie

above Pri 
functional

to the 

It is
through 

town.
leads 

identity
town, by spe 

Therefore
recommendation °

of athe
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inevitable and 

suburban town 

authotrities 

should develop their 

in relations 

towns.
Battararaulla town

30 is the
Battararaulla.

case in Colombo and the 

the localTherefore
for planned development

of suburban towns 
Property development guide 

to the functional
lines

role of the respective
Shifting of administrative functions to

must be carried out in such 

that those activities must be located in
a way 

the proposed 
to ensure harmonious growth of 

residential commercial and light industrial activities
suburban centres

together with necessary araenties and facilities to 

acquire the change in life style.

When making development plans for the local authority,
property development by the private

that
for promoting 

sector, the 
functional identify is not jeopardised.

local authority should ensure

detaileddevelopment guide-lines ie 

standards must be 

locational analysis at macro

The property 

parameters and 

light of such
this broad principle.

spelt out in the
-level, based

on

Development
Principle of Harmoniousa. 2.3

effective
authorities
plan due to 

Uc;e pattern must be
lysis of macrolevelanaly*>lbdetail^ .icro-l^ 

tional role, ot 
pattern

must

of its

to ensurebe appli-ed
The planningmust.This principle 

development of a 

have failed to
reasons.

after

land use. 
develop 

The
careful

and

land usea suitable
land

several 
determined 

metropolitan 

suburban system

insystem
in relation to

h The existing 
uburb. hQ future

analyst the achievementfui 1 r ^esscomplet;Lng

the func
use
targets

land
the particular s

carefully 

accor
themust be 

be set 

functional role.
dinglV t0

After
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planner will 
activities 

property 

facilities and 

family and finally t'he 

This

face the Problem of different 

For instance the 

will require

types of
residential 

Provision of 
levels viz individual,

envisaged.
development

amenties at three

community.
means organising in 

cohesive land use fabric 

from

a harraanious manner the
avoiding conflicting land uses

the loctional point of view.
authority must thorughly follow

The planning 

these guidelines
property developer should strictly adhere 

guidelines.

and 

to the 

ideals of this

the

In order to achieve the 

principle the following actions are suggested.

1. A register of property developers should be 

maintained in the planning authority.

engaged in 

architects, valures, 
be maintained in the

A register of professionals 

development; planners,
must

2.

engineers etc. 
planning authority.

property developer, the overall 
, of the planning

understanding such 

tested. The property 

of the 

of projects 

must- be made

For a registration as a
the requirementunderstanding about

and the capability of 

should be
authority,
development programmes
developer who does

the requirementsnot comply implementation 

information
theinPlanning authori ty 

should be blacklisted
the brother a

and this
uthorities.

available to
are 

be the
Professional

qualified

who. professionals 

development
to
be known

of the shouldThe qualifications

involved in 

qualifications 

Institutes,
Persons.

property
acceptable

w.ili
as the

theyand
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8.2.4 Principle °£ Pegulat°ry Control

This is to 

place
ensure that 

according
planning regulatory 

by-laws applicable 

The regulations will

Property development is taking 

development 
country and the 

authority.

to the Principles of 
enactments in the
to the particular local

-—:z:zz
better framework to maintain desirable 

effective
development. For 

regulations theimplementation of these 

guidelines are proposed:

(a) At present, a uniform system of building 

regulations are applied by all local 

authorities as given in the H & T I ordinance
or the 0 D 4 regulations without regard to

demographic and 

It is
economic,the social,

physical characteristics of the area.
these regulations should be 

with the active participation of
proposed that 

formulated 
the unit and area planning committees.

monitoring propertypurpose of
the local authority area,

maintain the following

(b) For the the
development in

authority shouldlocal 
registers:

subdivisions giving 

land value, 
and available

If an
reasons

of land 
0f location

A register 

full detaiis 

land ownership
infrastructural
application
should be

(i)

plot sizes 

facilities
refused

etc.
the

is
indicated.

applications
areaof buildin® 

location,A register 
the

floor
0f commercial(ii) use,

giving
ratio

casethe(in
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fnIel°*ntl ™> availability „f 

inlrastructural facilities. I£ thers ls
a refusal the reasons should be clearly 
stated.

(c) Proper implementation 

Planning and
and enforcement of 

regulations 
formulated with the active participation

building

of user groups. Information about 
building regulations should be available
for the people in the area. The planning 

officer in the local authority should
play an advisory and informative role to 

educate the people in the area on 

This will 
of belonging to the area

planning and development.
promote a sense 

and a public, spirit to maintain an area
andand pleasing manner,

of maintenance
a proper
the responsibility

in
cast

the people of the area.on

Investment PromotionPrinciple of8.2.5
planning guidelines

should not 
will ensure
generating
the local

should have
oriented.

This principle

authority
development

oriented, 

investment.

The local 
which must be 

only be
the attraction of

They

control into the area 

and income to 

therebypeople strengthening
for investment.

of the

to theerapolyment 2"olefunctional
funds <*vaauthority for its liable

base 
effectively

of urban cial resource
must be

underllbbJ belo»:

the capacity
In order to 

local
implemented using

the fi«an
principlebuild up

thisauthority- methodologv
the-

and plan

°£ principle

identifyroustthority
(a) The local *u

projects
development

process

as spelt
the out inin

plans.
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participatory 

targetted
in such a

development Planning, 
action plans 

way that it should 
in inviting investors 

the needs of those j

To ensuregrowth the
must be Prepared 

rolePlay a positive
and must be Prepared to meet

investors, in terms of reducing 
necessary linkages,

risk, and 

incentives.
Providing the

and

(b). A resource inventory 

should be prepared by the local
including human

authority.
resource

(O. The local authority should allocate sites for 

vocational and training schools to attract sush
schools into the area for development of human
resources.

authority should alocate sites for(d). The local 

investment 

light industries 

emphasis on 

harmonious development.

promotion particularly for small and
give particularand should

labour and material forlocal

establish the system 

development activities 

achieved.

authority must 
with the

(e). The local
whereby linkages

within the regieon arelocated
is notdevelopment.

should
for property<£). When the prospects

local
establish a

authority share part 

the land 

rent.

bright the 

partnership 

of the risk, 

and share 

For this 

within 

trained
management.

developers to
with property

■local authority 

the form

provide 

of ground
must be set up 

be manned by

The
the profits 

purpose
the local 

officers

in
a project cell

and shouldauthority anddevelopment
propertyin
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■8.2.6 Principle of Development Management
This principle is to 

all the
ensure efficient implementation of 

in an effectiveprinciples j 
study reveals that

local
institutional support and

The case 

preceeding 

lacking the 

necessary staff for effective 
implementation of the provisions made in the DDA Law.

manner, 
as concluded in the 

authoritiesthepages, are

The local authotity must be enriched with 

trained staff in addition to the general staff in order 

to acheive this target. The following programme must be

a well

implemented.
Local authority must have a very strong service
interaction programme with the Department of Valuation.

wayof Valuation must operate in such a
a Valuation

The Department.
Valuation of properties,that in regard to

regular basis by theofficer must be stationed on a
the followingFor this purposelocal authority, 

methodology can be adopted ’

suburban localcarried out in every
cai * +vno site valueIn the light of this. 
in by the local

A survey must be 

area.authority
assessment register 

The site

intained,must be mai Will be prepared by 
improvementsvalue register

authority, 

assessing the value
and not onof site factories 

of the
offices 

market value
houses.such as 

only the open
with

made on the land,
the

vacant
inIt represents sitesotheretc. 

bare site
comparison site

penalty for 

highest

in thewho keep 

which
best and the 

sell the 

develop 
0f the tax

llie3 will come land vai value
the capita

the persons
the fax

will be aliven 

to
the site

vicinity, 

will have
use.

avoid 

property 

Therefore 

because 

of the site.

the site tointo
he sill b»«> “

Will have to
payment

not putting 

therefore either
of tax or he

ough income to

the

payment 

to earn en
down

cted that
based onit is expe 

the tax is
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Another reason why land 

will
values would come down is that 

land,
it increase the supply of the 
speculative land will because the

come into the market.

In the case of Battaramulla it has been 

land values in some parts are as high as Rs. 
per perch. The Local Authority will be able 

revenue of Rs. 
site value as against Rs. 1,000,000 at present.

identified that 
40,000/- 

to get a
9,000,000/- by levying a tax of 15% on

Principle of Participatory Management8.2.7

participatory management has twoThe principle of 

objectives:

functions of local(1). To devolve the relevent
authorities to the user.groups.

be involved in the 
facilitiesthe user group to 

of services
(2). To get

management 
received by them.

and

has to
collection

0f trees 

could easily

a local authority 

such as garbage
system,Under the present

all the functions 

and lighting
andcarry out 

street sweeping 

small parks etc.
be supervised by the

is f°r
without

maintai nance 

services that
TheThese are

cipient groups
themselves.

groups to
in the process

complain
the user

participatingtendencypresent 

about the service^ ervices.the sof performing management
ibility of 

local 
funds

management
committee

community 
reSpons

user group-
allocation of

to the 
the

sed to form 

give 

to the
annul

pro po
unit and to

of the se

Therefore it is 

group by
management
authority oan 

pro

the The
•rviceS 

ibute
of services 
0 rrangement

the unit
unit

distn

visi°n
Underfor the

committee.
this a
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will undertake simple 

authority, such as
management functions 

garbage collection, 

centres 

es main roads, 
be managed by the local authority.

of the local 

drains, small 
main

sewers, canals, will

parks and community 

infrastructure such
etc. The

8.2.8 Principle of Economic Viability

This principle is to maintain and upgrade the economic 

base of the town. Most suburban towns in the Colombo 

Metropolitan area including Battaramuila do not posses 

ci strong economic base and as such it is proposed that 

following guidelines must be implemented to achieve the 

objective of strengthening the economic base:

small in size that 

For example
Some of the local authorities are so

made economically viable.they cannot be 

Peliyagoda is only 3.2 square kilometres in extent. The
in thelocal authorities

kilometres in extent.
by high

of threecorporate area 

suburbs of Colombo are 

The rate revenue

below five
could be derived eventhat maintain thetoufficienttaxatation will not be s

required services. Therefore
authority areas in the subur

manner
Municipal Councils

, thresholds to 

the councils "i11 l!ave viable
Local authority econo.icaUy

supporting*. .

it is proposed that local 
of Colombo

that they
should be
could be 

go that 
make the 

self

such aamalgamated in 

elevated to the status of

thorities 

For a
could
kilo

meters to

local au 
unit-that, smaller

Therefore it is propose^ ^ 

should be amaiga1:'e^ ^ g square
example Kelaniy3 M^pejjyagoda which is
be amalgamated with 0f ll

, . „ = tota-L
deters making 0£ Muthoriw’

a larger
kilometers

32 square

kil°
Status.

1 square 

iciPai

form one local aU
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