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ABSTRACT

Through the land use policies and practices, it is expected to achieve national, regional and local
economies, productivity, health and efficiency. Other objectives of those policies, such as
improving physical environment, strengthening urban economy, conserving ecological
equilibrium and fostering social values. In other wards that should be achieved planned and
sustainable urban development. It is, therefore, necessary to formulate rational and long-term
land use planning policies.

In the process of urbanization that makes the high pressure on urban lands and demanding lands
for various activities. That is basically under four categories of social, economic, physical and
environmental aspects. Through the process of urbanization, regulations are challenging when

meets the needs of the people

As a policy, land . development regulations have been formulated by UDA for the urban
development areas and those are practiced by the respective local authority. But when examine
the applicability of these regulations in ground level; it is found that the most of regulations are
not applicable to most of areas. Especially in the case of hilly urban areas, this situation can be

observed.

Therefore, this study was attempted to check the applicability of existing land development
regulations which gazette by UDA in 1986.accordingly, this will only check the degree of
compliance of the development to the existing land development regulations in the urban
development areas which declared by UDA. Accordingly to the results of the study, it was
revealed that land subdivisions which evaluated; 73% are only compliance to the existing land
development regulations and 90% are comply to the building regulations by the existing
buildings in the flat land area. But this situation is totally different in hilly urban area in the case
of regulation applicability. According to the analysis of the hilly land area, it is revealed that
60% is only compliance with the existing land subdivision regulations. In other wards 40% of
existing land subdivision regulations is in the inapplicability situation. When examine the

condition of building regulations, it was found that only 35% is only in applicable situation. It



means that the 65% of the building regulations are not comply with building developments in the

hilly land areas.

In addition to above analysis, it was conducted the professional perception survey. The objective
of this survey was to identify the professional experience in applicability of land development
regulations. According to the survey, it was revealed the 70% professionals are not satisfied with
existing regulations. According to above survey, most of land development regulations are in

inapplicable condition specially areas of hilly land.

Accordingly, this study attempted to check the applicability of existing land development regulations
which practiced in urban areas. In the mean time it was identified the inapplicable regulations.
Therefore it is needed to reconsider this regulations and it should be re Gazettes them to achieve plan

and sustainable urban development.
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CHAPTER 01
1.0 INTRODUCTION

1.1 Background

This Chapter provides an introduction to the entire research, which has researched in
to appropriateness of land development regulations and its influence to the land
development. In addition to that, this chapter describes background and motivation for
the conduct of the research and will explain the existing issues in relation to the land
development regulations. Finally this chapter describes the aim, objectives and scope
and limitations.

Land development regulations play very important role in the context of development
in the urban areas. These regulations are being practiced since the colonial period.
Especially this has commenced with the introduction of Housing & Town
Improvement Ordinance in 1915. Since then many planning enactments were made
such as; Town & Country Planning ordinance, Urban Development Authority act and
Town and country planning amendment act. Through the land development
regulations it is expected to achieve sustainable urban development through orderly
planning.

But, when examining the urban context of Sri Lanka; it is observed that the
unauthorized developments violated the regulations despite the existence of sound and

effective land development regulations.

Land is a very important factor for any development and we all are aware, that the
land is considered as scarce resource. Land unlike the other factors, is strictly limited
in supply.

The consequence of urbanization makes the demand for urban land (spaces). The
urbanization can be simply defined as concentration of population in an urban arca
where all the infrastructure facilities are available. But it has been defined in many
ways by various intellectuals. “Social change on a vast scale; it means deep and
irrevocable changes that alter all sectors of the socicty. Apparently the process is
irreversible ones begun the impetus of urbanization upon society is such that socicty

gives ways to urban institution, urban value and urban demand” (McGee T.G 1979)

In an urban area land related issues are very acute problem due to the scarcity of

lands. Eventually urbanization makes the high pressure on urban lands and demanding

»
v



lands for various activities such as basically under four categories of social, economic,
physical and environmental aspects. But in the case of supply for such demand is
progressively a slow process. Especially land supply is respond to the demand
through the land subdivisions, land pooling and high rise developments. In this
process, land development regulations play its role to maximize the cxpected
objectives.

Accordingly, when examining the Asian regions urbanization, it is found that the
teatures of urbanization process depend on demographic economic and social factors.
The demographic aspects of urbanization process mean increase in urban population
in comparison with the rural areas. Social transformation which take place with the
industrial growth and technological change will manifest itself in the migration of
population from the village to the town and cities” Mendis M.W.J.G(1982)

Though the land use policies it is focused on to achieve objectives such as national &
regional economies, productivity, health, efficiency and harmonious relationship
between areas. But in reality, most of the above objectives have not been achieved to
a considerable level. Accordingly, it is noted that there is a gap between theoretical
and practical situation in the application of land development regulations in the urban
areas. Therefore this study is focused in identifying impracticable regulations which

are practiced and factors that should be considered for the formulation of the

regulations.

1.2 Problem Definition

Through the land use policies and practices, it is expected to achieve national,
regional and local economies, productivity, health and efficiency. It is, therefore.
necessary to formulate rational and long-term land use planning policies. The
objectives of objectives such as: improving physical environment, strengthening the
urban economy, conserving the ecological equilibrium and fostering the social values.
In addition to it; that create a harmonious relationship between areas, Providing for a
planned and orderly development of an urban area, Satistying the diverse needs of the
community, Promoting a strong urban and regional economies, Helping the
inhabitants of the city develop social cohesiveness, Minimizing misuse, preventing
abuse. regulating and guiding reuse of land. But when taking into consideration of the

real situation in the ground level, it appears different from the objectives.

[R0]



The Urban Development Authority (UDA) as a prime agency for integrated urban
development, it is responsible for the formulation of land development regulations for
the urban development areas in Sri Lanka. It is found that about 240 local authoritics
have been declared under UDA Law as an urban development area. (Annexure 1).
Until the development plans are Gazetted for the declared areas, land development
will be regularized by the general regulations which was Gazetted by UDA in 1986.In
practice, general land development regulations are used as a tool to monitor the
orderly land development in all over the declared areas under UDA law. In addition
these regulations are directly included in the new development plans too. These
general land development regulations have been formulated assuming that all urban
areas are same with qualities of social, physical, economic and environmental
conditions. But, when critically analyzed all urban areas in the country; it differs one
place to another. Especially geographical features differ from flat land to hilly land
areas. When applying the general planning and building regulations to all these urban
areas equally irrespective of the differences of land, it creates problems. As
consequence the objective of regulations were not achieved. Especially following
regulations which have been become challenging to apply in the urban areas hilly
land.

Plot size: the minimum plot size is 6P.for residential and commercial development.
When developing the 6P, it is assumed that the entire infrastructures such water
supply, solid waste and sewer disposél systems are in existence; but it arises problems
infrastructure are not present.

Accessibility: this regulation can not be applied in an area where footpaths
(alleyways) as well as steps are available in hilly areas. This regulation becomes
incffective. In addition to it, turning circles regulation too can not be implemented in
hilly urban areas. Building line: since not having Gazetted all the building lines of
roads in urban areas that becomes problems to apply this regulation. Street lines are
only provided main roads. Especially it is very difficult to apply for the new blocking
outs. Keeping the building lines for the developments in hilly areas is very difficult
because of slope angle. Therefore it is observed that this regulation is violated most of
the urban areas in the hilly country. Rear space: this regulation can be apply in flat
lands and not applicable to the hilly land areas. If even applied, meaning of this
regulation is not derived. Building height: in flat land areas, this regulation is not

problem to apply .but in the case of hilly areas calculating the building height is

-
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problematic. Because of slope lands having more foundation structures that are can
not considered as foundation structures which having more than one views. Open
space: in land subdivisions which exceeds more than one Ha. It should be allocated
10% of lands for the community and recreational uses. But most of the time
developers allocate open spaces from non useable lands. In addition to that property
developers are tend to sub divide lands less than one Ha. lands. The issue is that the
accumulation of all small subdivisions requires the open spaces. Drainage: when
examine the all urban areas, it is noted that floding, inundation. This has been led to
health problems also. It is resulted on poor drainage systems.

In order to control this situation, provisions have not been given by the general
regulations. Accordingly, it is observed that lots of problems and issues have been
created because of weak regulations. Therefore It should be reexamined the
applicability of above regulations, since the General regulations are aged more than

25 years. It is time to regazette them which suite to present-context of urbanization.

Accordingly, in the study it is expected to identify problems which are connected
General planning and building regulations and solutions to them, in order to achieve
planned development with a view of sustainable urban development, while reaching

to expected above objectives in urban development areas.

1.3.  Research Objective

In this research, the issue of inappropriate land development regulations through
rational planning has been addressed by introducing new aspects into the urban
planning. The new approach has been evaluated by selecting 20 professionals with
different level of experience in town planning. The aim of this research is to identify
inappropriate and inapplicable land development regulations into urban development

planning to achieve planned and sustainable urban development.



Objective 1
To 1dentify the inappropriate and inapplicable land development regulations that that
have been practicing in the Urban Development Areas which are declared under UDA

law and will check the relationship between topographical variations and regulation

violations.

Objective 2

To 1dentity the causative factors for the inapplicable land development regulations in

urban development areas.

1.4 Methodology

The study was prompted by the author’s observations in the field as well as by the on
going discussions on the condition of urban development environment. The study
adopted both empirical and concepts approaches for the purpose. Having reviewed
the literature on land development regulations, urban process, site planning and
standards and planning theories, established the theoretical framework. After that it
was selected the land development variables for the regulations from literature review.
Then it was conducted the professional perception survey form the Town planners
who are currently involved in urban planning. In addition to that field observations are
also expected to carry out in hilly areas and flat land areas. Then evaluate the current
land development regulations in térms of applicability and with aspects of

environmental, economic, physical and social aspects.

1.5 Scope and Limitations

It should be mentioned that this study is mainly focused on to evaluate land
development regulations (Planning and building regulations) formulated in 1986, and
to check only the appropriateness of regulations. The scope again is limited to urban
development areas which are declared under UDA law. Hence this study will include
problematic land development regulations in those areas. In this context two different
geographical areas have been selected. The theoretical framework evolved in the

study will be based only on currently available literature.
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CHAPTER 02

2.0 LITERATURE REVIEW

2.1 Introduction

This chapter of the study attempts to short review the knowledge of the theoretical
background relating to the land development and its guiding regulations, process of

urbanization, property development and neighborhood planning in the urban area.

The process ol urbanisation is irreversible; therefore it is important to ¢xamine in the
context of Sri Lankan situation and problems and issues caused by same. One major 1ssuc
is the huge demand for the land and land developments are taking place in unauthorised
manner and with the violation of land development regulations.

“Urbanisation, in its most generat sense, refers to the complex set of process by which the
proportion of a country’s population concentrated in urban areas increase over time”
Bryant C.R (1982).

Therefore, through the urbanization, population is concentrated on to a limited urban arca
and highly demanded for urban resources.

Therefore process of urbanisation can be identified, as power full factor; which could
change natural set up of the society. Bryant has defined the process of urbanisation as
follows.

“Social change on a vast scale it means deep and irrevocable changes that alter all
sectors of the society. Apparently the process in irrevocable once begun the impetus of
urbanisation upon sccicty is such that the society gives ways to urban institutions, urban
value and urban demand™

The need for plansing becomes ever more necessary in the light of the increased social.
cconomic amd envircrnental impacts of urbanization, growing consumption levels and
renewed coneeins for sustainable development since the adoption of Agenda 21 (United

Nations Centre for Human Scttlements, 1996, p. xxx1)



2.2 Land and land devclopment

the land is crucial tactor in the context of urban development. Therefore, it 1s appropriate

to define the same.

According to Brown L. (1993) the land is defined as “land, ground or territory held as
public or private property, landed property (in law usually) together with any buildings

ect. above the ground and any minerals, mines etc

According to economics, land can be considered as one of the factor of production, land
comprises all kinds of natural resources the natural fertility of the soil, mineral, wealth
climate, ect. David Ricardo considered land to be fundamentally different from the other

tactors of production in three ways.

1) land was a ** gift of nature” that-is It owed nothing to.man’s cfforts as it did
capital
i) land unlike the other factors, is strictly limited in supply

111) production in industries primarily depend on land was peculiarly subject to the
law of diminishing returns

In addition. it is Lnportant to defined the means of property, because “The word
property” is frequeniv used indiscriminately to denote not only objects of rights that
have a pecuniary content but also rights that persons have with respect to things. Thus,
land and chattels arc said to be property and rights, such as ownership, life estates, and
cascments, arc likewisce said to be property. Accurate legal terminology, however, usually
reserves the use of the word property for the designation of rights that persons have with

respect to things.”

Asto the Kieve L (1977) ™ the property market deals in rights and interests in land and
buildings: transaciion invelving heterogeneous units of high value in many sub markets-
shops, offices. houses.- reflect variations in buyers, sellers, local knowledge and unique

vocational factors”

Property devclopiacnt also part of the land subdivision that can be defined as follows.



2.3 L.and and Propcerty Development

The property development is also very important in the context of land development. that

can be defined as {ollows.

“Property development is an industry that produces buildings for occupation by bringing
together various raw materials of which land is only one. Others are building materials.
public services. labour. capital and professional expertise.” Cadman D. Crowe L.A.
(1978) Thereby it brings the difference between the real estate and the property
development further land subdivision is major a part of property development that can be
defined in this way. Accordingly, this industry primarily involved in servicing land and
subdividing real property into lots, for subsequent sale to builders. Servicing of land may
include excavation work for the laying of roads and utility lines. The extent of work may
vary from project to project. Land subdivision precedes buikding activity and the
subsequent building is often residential, but may also be commercial tracts and industrial

parks. These establishiments may do all the work themselves or subcontract the work to

others.
2.4 Land development and Planning

Planning can be defined in many ways. Through planning, it is expected to achicve best
and highest use of the land with optimizing the prime aspects of social. economics,

physical and environniental aspects.

The town plancing  has  been defined by the Lewis Keeble, (1969)
as “The art and scicnee of ordering the use of land and the character and citing of
buildings and communication routes so as to secure the maximum practicable degree of
cconomy, convenierey and beauty”. Good planning at a local scale involves identifying

the wavs to balince coonemic viability, public safety, accessibility, and amenity.

Accordingly. planiing can be classified in the following way

9



The roles of central and local government in planning

Central government Local government

e Legislation & Regulations
e Policy Guidance
e Powers 1n Development Plans * Development Plans
- Structure Plans
- Local Plans
- Unitary Development Plans
e Powers in Applications * Development Control
and decide on Appeals - Planning Applications
- Permissions and Conditions
- Enforcement
e Rescarch & Monitoring * Special coritrols
- Conservation Areas
- Listed Buildings

- Hazardous Industries

Source: Philip Allmendinger et al. Introduction to Planning Practice 2006

The planning system regulates the development and use of in the public interest. The
system as a wholc and the preparation of development plans in particular, is the most
effective way of rcconciling the demand for development and the protection of the
environment. Thus 1t has a key role to play in contributing to the Government’s strategy
for sustainable development by helping to provide for generations to meet their needs

(Development of the Environment and the Welsh Office, 1992).

There should be obiectives to  achieved in a development plan. Accordingly, Philip
Allmendinger (2006) identified the Following objectives are to be achieve from the

development plan

10




e minimize the loss of green space
e minimize the loss of and damage to historic building and archaeological sites
e favors a high degree of local recycling of water permeability of the ground

e green-up the site as mush as possible

consider the wider environmental implications of materials used

e improve energy efficiency of new buildings and encouraging the use of renewable
sources of energy

* minimize noisc and pollution arising from the new development

e encourage the recycling of materials and reduce the waste stream

e minimize the usc of unsuitable chemicals and ensure proper handling of

hazardous materials

e Improve access and facilities for people with disabilities

In addition there arc many purposes in preparing development plans. According to the

Philip Allmendinger (2006) it can be summarized as follows.
I Major purpose of development plans

e To indicatc how local planning authority envisages its geographical arcas
developing in future, bearing in mind social, economic and environmental issues.

e To cnsurc that the provision of essential infrastructure (e.g. roads, sewers) is
coordinated with land development

e To ensure conrdinution and compatibility between plans at different spatial scales.
and in the adjoining districts.

e To coordinatc the provision of development (e.g. k-
cmplovment land)

e To provide a clear framework for d.

50
those proposing development.
. _ ¢ and
e Toprovide some cortainty to those see
to maintain their Jocal environment and
e To safeguard thie cultural and natural he
areas.
14



e To act as promotional documents indicating locations of development

opportunities.
e To steer development onto land most suited to it.

e To provide vision and a sense of place for inhabitants and existing and potential

investors.
e To devise policies at an appropriate level of detail.

e To implement national and regional planning policies.

Sustainable development is interlinked basically with three aspects. namely, social,

Economic and Environmental aspects.

Sustainable development is a development that meets the need of the present without
compromising the ability of future generations to meet their own need (World

Commission on Environment and Development. 1987,)

Figure : 2.1 Sustainable Development Three Components

- e
A 111 N
Social N
f J
. - [ P S
Hegrably SN0 Bqultable \\
Ve <
- {:‘Susmmaﬂ g \
Fasvironnient Cibis Economic
— e

Scurce: htp://upload.wickimedia.org/wikipedia/commons

Through the sustainabic development, it is expected to many aspects and that has been

explained in a figure 2.2



Figure; 2.2 Sustainable Development Triangles
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2.4.1 Development plans and sustainable development

Since the publication of government’s environmental strategy in 1990 (Department of the
Environment. 1990). development plans have been generally seen as having a key role in
assisting the delivery of sustainable patterns of development by taking environmental
considerations comprchensively and consistently into account through careful long- term

planning in this way:

e By cnvironmenial protection and improvement
e By facilitating the social and economic requirements of the population

1

e By protecting leoa! rogional and global natural systems and resources

P <

According to the Philip Allmendinger (2006) he has identified following ways to assist

the sustainable developmicnt through the planning.

e by cncouraging development which makes full and affective use of land within

existing urban arcas;
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