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Accepted date : 28 May 2021 inhabitants with the limited resources available. This paper examined the

role of all the stakeholders and the impact of stakeholder's coordination
in the governance practice- whether it is enabling the practice to succeed
Keywords or failing it. It also explores the perspective of increasing informality and
lack of housing in Dhaka city in addition to how the lack of knowledge
and power imbalance contributes to that growth rate. The investigation

Affordable housing was performed by analyzing the role of laws and regulations (rules and
Isnformahlty i how authorities are using those) that are either encouraging or limiting

tructura nequa ity the availability of formal living spaces in the city. In conclusion, this
Urban housing

paper tried to evaluate the purpose of planning and planners' role in
ensuring stakeholder participation in housing provision, especially for the
marginalized inhabitants of the city, and how that practice would relate
to the contemporary planning theories.

Planning theories

1. Introduction

We live in a time where people are thinking about efficiently utilizing the available resources to fulfill their
present needs and successfully maintaining them in a similar way (or in a way better) in the future [1, 2]. Moreover,
people are moving from the individualistic approach or just a problem-centric approach to a more holistic approach
in addressing anything. Thus, planning has evolved- from being just space-centered practice to social, economic, and
environmental issues-oriented as well. Not only the concept of planning has been evolving, but also the way
people/theorist/practitioner uses it has also evolved [3]. Different theorists have defined planning according to the
motive of their works and how they have perceived it. In general, planning is more focused on preparing policies and
practice that affects the spatial organization of any space more scientifically. It is better comprehensible from the
works of Vanessa Watson, who has been researching how people and governments are practicing the power embedded
in them to solve the problems for a long time now [4-6]. She acknowledged that planning is the primary tool used by
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the Government to address the problems of the areas they are looking over and the problems of the people living there.
She also emphasized how the planning process is concerned with how people shape and govern spaces and consider
social, economic, and environmental issues related [4]. Thus, it is evident that planning not only tries to look upon the
problem but also on the procedures, the contents, and on a seamless way of organizing the process of planning [7].

Over the years, many theorists have reached a consensus regarding one emerging aspect of plans that no plan can
be prepared and implemented without conflict [8]. That is the primary reason why planners' role has evolved from
being the policymaker to an advocator to resolution builder to the mediator [9, 10]. There are also aspects of
considering all the stakeholders in the planning process. That is the driving factor behind the emergence of numerous
planning theories and, definition changing of planning- to make sure that the plan considered and maintained all the
stakeholders' interests. That is what gave rise to Davidoff's advocacy planning concept, where the planner was
considered an advocate or conflict mitigator [8, 11, 12]. Then again, there is the concept of "right to the city," which
provides the society right to the city. It acknowledges that all people are different from each other, and their sense and
perception of place and space are also different from each other. That is where planning intends to intervene, providing
the society with a form of governance. This concept has been in practice over the century, leading the planning practice
to where it is today, where it considers everyone in the process. It highlighted livability, connectivity, and
interconnectivity, interdependency between different actors across time and space [13-15].

It is evident that planning is multi-dimensional, and over the years, it has been evolving. It varies from context to
context, case to case. The contribution of planning has a wide range of opportunities- from power practice to empower
people and the Government, ensuring knowledge and good governance and, at the same time, development through
proper participation. Through a review of notable articles, we examined these aspects of planning theories in the
context of housing provision practices for the low and middle-income people in Dhaka, Bangladesh. We examined
the role of all the stakeholders. Our work reviewed how the Government and other institutions are utilizing their power
to ensure that affordable housing is provided to those in need. We also explored the access to knowledge for all the
stakeholders and what types of knowledge they do need to make sure that the planning works. Later, the paper explores
the governance practice in affordable housing provision practice, the role of all the stakeholders, and how their
interplay is working in such practices. Altogether, it examines how planning practices in housing provision in Dhaka
are related to the contemporary planning theories, i.e., the just city approach, and how social structure and structural
differences are pivotal in the process.

2. Methodology

Our work was divided into three steps- a. identifying different planning theories; b. identifying the existing
housing providing practices in Dhaka, Bangladesh; and c. examining the governance practices and different
stakeholders in the housing market. For this study, we followed a selective review approach in selecting the articles
relevant to our work. We selected articles from the literature based on the theme of their works- whether or not they
are focused on knowledge analysis, power dynamics in planning provisions, structural inequality, or governance
practices. We performed a generic internet search on relevant news outlets of Bangladesh, ministry websites, and other
previously published and applicable government policies for stakeholder identification.

3. Rising housing crisis

More than half of the world's population is living in urban areas [16-19], and one-fourth of them live in very
measurable, subhuman conditions in slums/informal housing with minimum to no basic service provisions [16, 17].
In this era of rapid urbanization and urban population growth, Bangladesh is no exception to this emerging trend. In
Bangladesh, the urbanization rate is also high, with one-third of the total population is living in urban centers [18, 19].
This urban growth rate has doubled in the past two decades, and the pace is expected to continue in the upcoming
years [20]. As a byproduct of this rapid urbanization, people living in the slums, squatters with a lack of access to
formal housing, education, or healthcare are increasing, which is also an influential factor in urban poverty [21].
Dhaka, the capital and the most prominent urban center, faces the most of this tremendous rate. At present, Dhaka
city's population growth rate is around 4%, and it is expected to be continued [22]. As a byproduct of the increased
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and rapidly growing urban population, many problems are also emerging, and the urban housing problem is the most
dominant among those [20].

According to the third "Slum and Floating Population Census, 2014", 2.23 million people live in slums across the
country, and nearly half of them live in Dhaka city. The census indicates that the slum population increased by 0.80
million in the past decade and so [18]. Most of the residents in the slums are displaced due to the loss of their living
place by some natural calamities and moved to urban areas to survive. The first place when they end up in the urban
area is in the unhealthy, congested area of the slums. The census indicates, only one-fourth of the slum dwellers have
their own houses [23, 24]. The problem is- in most cases, they do not have any access to essential urban services. Even
if they have it, it is subsequently marginal. For example, the recently scorched Begun Bari slum has a drinking water
source for more than 25 households. Affordable urban housing is rapidly becoming a primary issue in Bangladesh. In
Bangladesh, the land is scarce in amount, and the lack of land access gives rise to a lack of housing access. The
Government is trying to provide affordable housing since 1993 [25], but issues regarding the definition of formal and
informal and so forth are making it worse gradually. Some collaborative or cooperative housing proposals are on the
board by different NGOs, and this is where the planning intervention can be the most handful [19]. We created a
conceptual framework to visualize the practices in Dhaka city before we move on to discuss the stakeholders and other
issues (Figure 1).
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Figure 1 Conceptual framework showing the involved stakeholders in any housing system- a. showing the ideal
situation where all the stakeholders perform their responsibilities; accordingly, and b. showing the condition the
authors identified in the context of Dhaka city.

4. Housing and the role of the different stakeholders

It is essential to identify the various stakeholders in the planning process and identify who is responsible for what
functions. The role of the state to the role of the citizen has been defined differently by different theorists over time.
Some theorists defined the state's role as the power practitioner, as the authority, whereas some stated that the state
should work as an enabler. Also, the level of citizen participation has been a center of numerous arguments for
planning theorists over time. From Arnstein (1969) to Miraftab (2008) to Feinstein (2014), every one defined that role
differently, and the level of participation and nature of participation is also diverse according to them [6, 26-28].

Housing has been stated as one of the five basic needs in Bangladesh, and therefore, the Government is primarily
responsible for providing housing to its citizens. To provide housing for all, the Government of Bangladesh developed
a national urbanism strategy and is committed to provide housing for all [25]. Furthermore, several NGOs are working
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to introduce cooperative housing and micro-credit to make the poor people self-reliant so that they can ensure housing
on their own.

In this case, power can be negated from multiple perspectives, as multiple actors are incorporated in the process.
The Government has legislative, authoritarian power, whereas the informal, low-income slum and squatter residents
have self-motivation and self-help power. On the other hand, NGOs play a crucial role. They have the power of
negotiation, which is influential in modern-day planning. From Paul Davidoff's iconic article "Advocacy Planning and
Pluralism in Planning" in 1965, it is now well established that "Planners should engage in the political process as
advocates of the interests of government and other groups" [11]. This ensures equity among all social classes,
especially for the underrepresenting part of society. Davidoff stated that the planner's role should be more passive
instead of just making the decisions being away from the people. To ensure housing for the informal settlers in Dhaka
city and accommodate traditional housing loans and other governmental processes, NGOs and other organizations are
taking this "advocacy" role. At the same time, they are also helping to improve the capacity of the slum dwellers to
ensure their capacity to help themselves. As it was described in Ananya Roy's (2012) article on urban informality
mentioned the two sides of informal settlers, the dark side along with the side where they do help [29]. Planners and
NGOs to provide an incentive in this space. They try to enhance productivity, augment the income level so that they
can afford better living standards along with better housing.

Now, consider the role of the actors and the level of participation that should have been practiced. The most
important actor in providing affordable housing for low-income people and informal settlement inhabitants is
undoubtedly the Government. They are the one that ensures that the informal housing receives essential urban services,
and the state power is the one that provides legitimacy to any settlement or anything. In Bangladesh, the Government
is committed to provide affordable housing for all. They included that in the national perspective plan as well.
However, the problem emerges with the practice as well. We know from Arnstein's (1969) "Ladder of Citizen
Participation" that there are several levels of participation. To ensure a better output and viability, the plan should
include the active involvement of the people. However, in the Government's plan, the citizen is not involved at all;
they did not even reach to the consultation level, which is the fourth one from the bottom in the ladder [27]. Although
the Government is empowered to do the proper planning and to provide housing, they have failed. Their authoritarian
approach does not seem to be working for the people in those slums, and the number is ever increasing. That is where
the NGOs and planners are supposed to intervene. They are the one who is supposed to ensure equity and public
interest and create a balance between all the actors. The NGOs and the planners can play the role of "advocate" and
make sure the voice of the poor and the marginalized are heard in the planning process. At the same time, create a
power balance and ensure affordable housing for the people in those slums and informal settlements in the city.

5. Access to knowledge and role of the state and non-state actors

As it has already been mentioned that housing is one of the five basic needs in Bangladesh. Therefore, the
Government is primarily responsible for the provision of housing to its citizens. The country's first housing policy was
formulated back in 1993 to guarantee everybody's right to housing. However, due to the lengthy bureaucratic process,
it has not been approved until 2008, and by then, the policy was obsolete and outdated. So, the Government formed
the National Housing Policy again in 2008 and adjusted it in 2013 [25, 30]. All these policies were focused on ensuring
housing for all, not only through the Government but also through encouraging the private sector's involvement. In
recent years, there has been a significant shift in the Government of Bangladesh's approach towards housing provision
for low-income people. However, the Government alone cannot provide and ensure housing for all; they do not have
that many resources and all. That is why they encourage private involvement in the housing provision, and all the
housing policies so far accommodate that public-private partnership for housing for all. As the Government is
incapable of providing this basic need to all, and for that realization, they are sharing this responsibility with the non-
government organizations [30].

Presently, several NGOs are working to provide housing, and they are specially working with slum dwellers and
marginalized people. However, the problem seems to be increasing as the people lack knowledge of their rights, and
the Government is failing to explore opportunities to reach the people. Although, the NGOs were supposed to be
working as a bridge between these two groups, in most cases, they are also failing to do so [19]. That section is
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intended to explore the opportunities available and how the actors involved in the process are either doing it wrong or
are not aware of those opportunities. All the perspectives of different actors in the process are tried to be explored,
and how this situation can be improved are also scrutinized.

The poor and marginalized are the one who suffers the most with the lack of affordable housing provision. That
is not only that there is a lack of opportunities, but also because there are political biases and a lack of knowledge of
available opportunities. A significant portion of the national allocation for housing is spent in housing the government
officials and staff in the name of maintaining the motto of "housing for all." People who end up in informal urban
housing face a constant threat of "Forced eviction," It is rampant while they are the neediest ones. The National
Housing Policy 1993 upholds the right to housing for all and coerces the Government to take steps to avoid forcible
relocations or displacement of slum dwellers. That is where the role of planning is imminent. However, the
marginalized people are the most challenging group of citizens to incorporate in the "mainstream" planning. It has
been mentioned in Sandoval and Rongerude (2015, p404) that it is most challenging for the planner to include the
marginalized in the planning process as they may have little or no trust in either the planner or in the planning process
[31].

Different government and non-government actors are working together to ensure housing for the informal settlers
in Dhaka city. At the same time, they are also helping them to improve the capacity of the slum dwellers to ensure
they can help themselves. However, the problem persists as the residents in need have little to no knowledge about
these opportunities. Moreover, they have almost no participation in the planning process. The organizations and
authorities usually make the plan and show up with the process. People typically come to know about any initiative
after everything has been finalized. However, the process should be the other way around. The most important actor
in providing affordable housing for low-income people and informal settlement inhabitants is undoubtedly the
Government. They are the one that ensures that the informal housing receives essential urban services, and the state
power is the one that provides legitimacy to any settlement or anything. As mentioned above, the citizens in Dhaka
city have very marginal involvement in any planning process, and they often lack the information regarding their
rights and opportunities available to retain their rights. For example, slum eviction is very prominent in Dhaka city (It
is estimated that around 115 forced eviction took place in the past decade resulting in around 3 million homeless
people). The people have the right to claim to the house and not be evicted (it is their constitutional right, and ADB
has an explicit resolution where Bangladesh is a signatory country) [32].

Although the Government is empowered to do the proper planning and provide the housing, they have failed in
doing so. Their authoritarian approach does not seem to be working for the people in those slums, and the number of
affected people is increasing. From the authoritarian perspective, they lack the knowledge of how to communicate and
make sure they are either getting it done on their own or enabling the people to reach the available opportunities.
Several NGOs provide low-cost housing schemes to marginalized people through different mediums (credit, technical
assistance, or access to government land). Again, they lack citizen participation and thus are separated from the
marginalized. The information regarding the rights, opportunities are proving to be a decisive factor in the provision
of housing for the low-income people in Dhaka city.

6. Inequalities in housing provision

Even though the government is responsible for ensuring housing for all the citizens, they cannot do it alone, even
with all the resources and undertakings. It is necessary to incorporate the people in need and hear their voices. That is
why the communicative and advocacy planning approaches have been widely practiced in this field. Moreover, the
provision of public participation is growing. However, as we know, and various authors mentioned several times that
the Government is not the only actor in this system. There are people, and there are different classes and structures
among people. As mentioned by Leonie Sandercock (2009), "Most cities today are demographically multicultural,
and more are likely to become so in the foreseeable future" [33]. Iris Marion Young (2002) also signifies these social,
demographical differences and inequalities in her writing, which she referred to as "structural difference and
inequality," among which she also mentioned the presence of "structural social groups" [28, 34]. Although people do
not have any control over where they are born, it has a pivotal influence on the rest of their life. However, when
considering citizen participation and talking about addressing their needs, these groups are needed to be heard. That
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is how the "diversity" and "equity" part of the "Just City" approach can be ensured through the last element of the
theory- "democracy" [6].

Before moving on to the coordination and cooperation part, it is necessary to know about the housing delivery
system in Bangladesh (which is the same in Dhaka city as well). In Bangladesh, several agencies are working to
provide housing and housing-related projects- the National Housing Authority (NHA), different city development
authorities (Rajdhani Unnayan Kartripakkha (RAJUK) in Dhaka city), and the Public Works Department (PWD)
under the Ministry of Housing and public works. The problem with these attempts is that these projects are aimed at
upper and upper-middle-income households, which are less than 5% of the total population. The marginalized low-
income people have practically no access to these housing provisions. There is a site- and services- scheme, but it is
difficult to reach the people through this scheme as it only produces less than 2% of total residential land and housing
requirements. The private sector is entirely into developing housing for the upper-class people through apartment
buildings, and the role of NGOs is still limited in the provision of housing.

So, now the question is how the poor and marginalized fit into this existing system? So far, the voice of the
marginalized has not been recognized in any of the processes mentioned above. They were not even considered
previously, but the situation has been changing. The city development authorities are considering the vast low-income
population inside the city in their original development plans (similar to the comprehensive plans in the USA). They
consult with the people through community meetings, public hearings, and, to some extent, in-person interviews.
Although the participation is limited to consulting and maybe tokenism (which is not a very high level of citizen
participation according to Arnstein's "Ladder of Citizen Participation, but they are trying [27]. However, the problem
is emerging inside the community, and to ensure that the projects and the dialogues see the face of success, it needs
to be addressed.

This is where the "structural social group" and the "structural difference" mentioned by Iris Marion Young (2002)
come into play. In defining "structural social group," she mentioned: "a structural social group is a collection of
persons who are similarly positioned in interactive and institutional relations that condition their opportunities and life
prospects" (p397). Now, in ensuring community-based affordable housing, it is required that a particular group be in
consensus on their demands and needs and how they are going to address that. The problem is that there is always a
collision of interest in such groups, which is challenging to mitigate [35]. Even with non-profit and voluntary housing
capital access, it creates an imbalance in the housing market. Instead of ensuring affordable housing for the people in
need, sometimes the efforts result in more desirable neighborhoods and subsequently increase housing prices [35, 36].
Young mentioned that it is easier to gain political cooperation than a shared understanding of a common good (p399).
One of the major barriers to the community-based approach in Bangladesh is the presence of patron-client
relationships (which is common in most underdeveloped ex-colonial countries). So, the elite and the powerful usually
benefit and drive the dialogue and community motivation to their benefit [34]. Therefore, even with all the mechanisms
and techniques in place, it is not easy to ensure diversity and equity. The present system is also failing to provide
equitable distribution in the same manner as mentioned in the previous section. The majority of the development is
not accessible and affordable to all the classes of the population.

The problem is also persistent beyond a single community boundary- all over the city and across the country.
There are diversified communities inside a city with different demographics, and cities are multicultural [33]. Dhaka
city is no exception to that. Uniting these diversified, multicultural groups are the most prominent challenge for the
governing authorities. There are different cultures, values, norms, and social practices. When planning for them, it is
essential to consider and incorporate those. The existing housing provision system is not concerned about these factors.
However, the situation is changing significantly with new planning practices. The movement away from traditional
incremental planning to advocacy and communicative one focuses on expanding the path for ensuring "good
governance" and planning for a "just city." Although that seems a long way ahead, today's steps will ensure a just city
for all tomorrow.

7. Discussion and conclusion
Planning is the tool that can help in pursuing and achieving the desired goal for a community. Although theorists
had defined the process, the content, and the role of stakeholders in the process, it varies. Davidoff (1969)
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mentioned planners as an advocate, who is supposed to work as a consensus builder among different actors in the
process. The community-based approach of planning has been considered as one of the most widely practiced
approaches by the theorist over the years. On the other hand, in general, the Government is empowered to do the
proper planning. However, their authoritarian approach does not seem to be working, and this role of the
Government is widely criticized as well.

The concept of planning has been defined differently over the years by different authors, scholars, and so is the
concept of development. The concept of community development has also been in practice for a while now. Not only
in the case of housing provision, but the idea of community involvement in service provision was also proposed and
utilized previously [37]. It carries different meanings to different authors as well. For example, Wolf-Powers defined
community development as the efforts to lessen the consequences of irregular private and public venture patterns. It
not only includes design interventions by the governing authorities but also "interventions into public and semi-public
realms; from market-rate housing development on vacant lots to the creation of community, land trusts on those lots,
from the development of indigenous leadership in non-profit organizations to the formation of business improvement
districts" [38].

However, this approach also comprehends people-oriented interventions that help the neighborhood residents
obtain housing rights, claim essential services, improve the environments in which they live, and link to jobs and
housing opportunities. The inclusion of the stakeholders in the planning and development process makes the planning
of the issues more implementable and realistic. In the case of providing services, i.e., housing, health care, etc. to the
citizen, it is more viable if the process includes the citizen in it. In the case of housing provision for the poor people
in Dhaka city (especially for the people living in slums and squatters), the inclusion of the people's opinion would
make the plan better, making sure that the plan helps the intended stakeholders. The attempts to accommodate people
through traditional top-down planning did not work well in the past. That is why the planning practices have switched
from that to people-oriented, community-based development practice. In Dhaka city, that practice has also been
eminent, and for the housing accommodation, the Government has been trying to do the planning using the people's
incentive. That provides the people with a sense of ownership, to the least. Another important aspect of this attempt
is that people get what they want, not something imposed on them [4, 5]. However, it is important to consider other
related services in a city-life when discussing and planning for housing provision. Often, previous housing or
relocation-rehabilitation efforts failed because they were not well connected, and the residents could not access their
work sites. That is why planners must consider the transportation aspects [39-42], mobility and accessibility [40, 43],
and other aspects of service delivery for a livable environment. We proposed a conceptual diagram displaying the role
of each stakeholder in housing provision (Figure 2).

Replace top-down planning approaches
Government and Knowled.ge dlssemlnat.lon ]
state actors Addressing structural inequality

= Knowledge dissemination
vocacy Capital provision
role Involve in community-based approaches

Involve in community-based approaches
Participate in the planning process
v State the difficulties that needs addressing

Figure 2 Hierarchical distribution of stakeholders and their responsibilities
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(4]
(3]

(9]
[10]

[11]
[12]
[13]
[14]
[15]

[16]

[17]

[18]

What is important here is the association of place, site, and context in community development. As Beauregard,
2013, stated, places are socially constructed or performed and open. It also accumulates "things, thoughts, and
memories in particular configurations" [44]. Creating a place from the site in any context helps the place in achieving
an identity and recognition. In the case of Dhaka city, the development approach should focus on safeguarding that
people have the memories and have the norms they already have in there. That argument is also supported by the
statement [45], where they discussed the identity creation of an African city. That is why community development
and community-based neighborhood regeneration are guiding the way forward on the development of affordable
housing in Dhaka city.
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