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The Public Sector Housing Development in East Yangon District
May Myat Thu, Soe Soe Khin’

Abstract

Development of new urbanism through revitalizatoal reinvestment projects
are clearly discernible within East Yangon Distrithese reinvestment projects
include the commercial complexes such as Mingalr2éuzana Plaza,

establishment of modernized and beautiful housigepts, removal of slums
and squatter areas, etc. Both Public and Privatdo®eimplement housing
developments in East Yangon District. Extensioneristing bus lines and

provision of new bus lines (bus services), extanaowater supply as well as
electric power supply systems have been carriedkwgn the places which are
far from the town center came to be more developedousing due to

convenient transportation.In this study, the puld&ctor housing projects
development in east Yangon District. To presenthbasing development in
East Yangon District, single house and apartmemts fldevelopment
implemented by the Public Sectors is studied.lrs thaper, the following

guestions are analyzed:(1) what are the spatidtildison patterns of the
public sector housing development within East Yan@ustrict? (2) Why are

there different development types? And (3) whicbtdes control the public

housing in East Yangon District? Which factors cointhe public housing

projects in East Yangon?.
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Among the basic needs, shelter is one of the mmopbitant. Yangon City is the
commercial centre of Myanmar. It affords opportigsitfor employment, health, education,
economic, culture and social well-being.Better appaties for employment, education and
health care also attracted population of rural dacearban areas. Thus, the population of
Yangon City has gradually increased. There are nraguirements such as housing and
infrastructure for the growing population.

According to the Home Ministry’s Notification, NA&/Ah Hta(2), dated (fb
November 1992), Yangon Division includes East Yandmistrict, West Yangon District,
South Yangon District and North Yangon District.

The vicinal location of East Yangon Districd between Helgu and Mingalardon
Townships (North Yangon District) in the north, amiayangon, Bahan, Dagon, and
Kyauktada Townships (West Yangon District) in thestv Bago River is the boundary in the
east and southeast,while Yangon River forms thentvaty in the south. Pazundaung Creek
flows through East Yangon District.

The townships in East Yangon District areated within a lowland area with an average
elevation of about 30 feet above sea level. Thisditmn is favorable for housing

development.
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Encouragement of the Private Sector participahas contributed to a more
efficient and rapid development of housing in YamgGity. Many private construction
companies emerged and they cooperated with laneémwen a mutual benefit basis. At the
same time, the Public Sector, mainly DepartmentHoiman Settlement and Housing
Development (DHSHD) and Yangon City Development @Gottee (YCDC) joined hands
with the construction companies on a mutual berefgis, in Yangon City. Residents prefer
living in high standard apartment flats. Thus, agéa scale housing development was
significant after 1994. Types of housing developtnhdrowever, are different from one
township to another within Yangon City. In thisppdocuses on the implementation of
housing projects by the Public Sector (DHSHD andD¥} and developers, development of
housing projects within each township and diffeemnén the type of housing projects.
Housing projects and community developments by Relic Sector in cooperation with
private construction companies play a leading mléousing development in East Yangon
District. Depending on location and land area, HiQlassHousing Projects, Low Cost
Housing Projects and Hut to Apartment Housing ptgjevere implemented township wise.

Objectives

-to explainspatial distribution of the public sectwmusing project development within East
Yangon District

-to analyze spatial and temporal changes in thégsiéctor housing project development
-to examine factors that control urban housing tgraent

Figure (1.a) ‘
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Figure (1.b) Figure (1.c)

Figure (1.a) Location of Yangon Division in Myanmar Naing Ngan
Figure (1.b) Location of East Yangon District in Yangon Division in
Figure (1.c) East Yangon Division

Figure (1) Location of East Yangon District withfiangon City
Source: YCDC (Land Department)
Study Area

East Yangon District is located between north Udiis 16 46 and 1650 ' and east
longitudes 96 10 and 96 11. There are fourteen townships in East Yangon istihe
townships which are included in East Yangon Districe Botahtaung, Pazundaung,
MingalarTaungNyunt, Tarmwe, Thingangyun, Yankin,uo Okkalapa, North Okkalapa,
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Thaketa, Dawbon, Dagon Myothit (Seikkan), Dagon MytoNorth), Dagon Myothit (South)
and Dagon Myothit (East).

Data and M ethodol ogy

Primary and secondary data are used to preseninigodevelopment in East Yangon
District. Primary data includes field observatiamerviews and informal talks (Land owners
and via brokers).To see types of housing developmaugsh Public Sector housing development
in East Yangon District, interviews were made with responsible personnel from YCDC
(Buildings Department) and 15 responsible personinem DHSHD. Secondary data
comprises maps, data obtained from the governmepartments such as the General
Administrative Department, Department of Human I8eteént and Housing Development and
Yangon City Development Committee.In this paperSWADialysis were used.

1. The Public Sector Housing Projects Development

Development in public housing is a form of welfdegility in many countries. In
developed countries, there are many migrants freweldping countries and public housing is
a necessity for many lower income households. Tk, most important role of public
housing is in a form of welfare in which the logalvernment with the support of the national
government provides houses directly for lower ineqgmeople. In developing countries, public
housing issupplied for lower income households meo to solve slum problems, for
redevelopment in built up areas or as a supplynigrants.

Public Sector has implemented housing projects yamvhar since 1994. Prior to
1988, construction sector of the Housing Board withmited amount of finance was the only
sector implementing state-owned apartments. Itccodt solve housing problems for the
urban residents. This provision of housing coulgpsut only a limited number of the
government employees (PhaSa Pa La, Thuwana, Yankituwisara).

In 1959, with the implementation of Nga Moe Yeikwmnwn Project, satellite towns
such as North Okkalapa, South Okkalapa and Thatat@ae to be developed. Thus, the
problem of housing in Rangoon was reduced duriegptiriod between 1959 and 1970. Many
people migrated to satellite towns. Hence, natasalwell as migration accounted for the
population growth in Yangon. After 1970, Rangoompenxenced problems in housing again.
Squatters appeared along rail-tracks, on religiansls, old play grounds, along the river
banks and on government lands.

Prior to 1988, systematic listing of squatters &xg within each township was
undertaken. The number of household, total popafiathge-sex composition of each squatter
area was recorded and occasional checkingwas made.

There was no effective solution to the problemafadters within Rangoon City. After
1988, the Private Sector was encouraged to paateipn the economic and social
development of the country. There were also insbital changes. The Municipal Corporation
of Rangoon under the Department of General Admatisin within the Ministry of Home
Affairs became the Yangon City Development Comraitt¢CDC) as an independent body
directly answerable to the Prime Minister. The HogsBoard was renamed the Department
of Human Settlement and Housing Development (DHSH®@)nerly, it was the sole provider
for housing. It has now become the facilitator fausing, working jointly with private
construction companies.

In the implementation of housing projects by thélRuSector, there were projects
worked by YCDC and private construction companigsvall as those worked by DHSHD
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and private construction groups on the basis oualutenefit. The government gave land to
low incomeservice personal to construct their ownges. It provided infrastructure such as
roads, school, markets and provided electricity\water supply.

DHSHD demolished very poor quality structures anddes along main roads and replaced
them with modern buildings. It implemented Hut tgpaktment Projects. DHSHD also
implemented Low Cost Housing projects for middleame people who wish to purchase
apartments. DHSHD cooperated with private conststactompanies and implemented the
housing projects including single houses and hig@-rbuildings in which financial
investments were provided by the companies.

Profit sharing is made in the implementation of HutApartment Projects, depending on
previous squatters, households and land areasoRippately 50 percent of the apartments of
the buildings are given to the squatters and therddO percent is taken by the construction
companies which construct the buildings.

The Public Sector also provides housing to the tidttome groups who had resided in the
previous squatter area. When the supply for houinghe middle-income groups was seen
to, the Public Sector started to implement Highs€ladousing projects for high-income
groups. The sites of High-Class Housing projeatsadso areas of formers squatters. Types of
projects depend on locations as site of the housieag.

DHSHD keeps the construction balance among thetrmti®n companies to implement
housing projects. There are competitions and quetihtrols among them. In profit sharing,
DHSHD takes 30 percent of the apartments or singieses. In this way, the government has
a control upon the prices in the housing marketetA€ompletion, prices of the apartments
and single houses are fixed and the left oversaic:

The objective of DHSHD is to take the respbitity of implementing housing and
undertaking housing management in accordance wdke SPolicy. It is for the people to
achieve suitable opportunities for health, educatexonomy, social affairs and professional
well-being.

Efforts are made to improve urban living stand#émccreating housing development, access to
roads, infrastructures such as electricity, watedt aanitation are implemented to become
environmental friendly. Roofs, walls, floors, setpof the project site, freedom from noises,
freedom from environmental pollution and enoughinky space for the family must be
fulfilled in the implementation of housing projectSonstruction materials, used must meet
the standard.

The Public Sector solvesthe urban housing problemsin Yangon City
-Removal of squatters, within Yangon City.

-Construction of Low Cost Housing projects

-Development of land plots in new towns for Goveemtnemployees
as well as for relocation as squatters from withim City.

-Upgrading of the housing within some wards in Yamgity.

The main strategy of urban housing developmenteptsjprior to 1988 was the construction
of apartments (installed with water supply and posegply) and single houses. Construction
cost was high due to limited amount of state inwesit in housing development and high
price of construction materials. Thus, yearly castiph of housing schemes was low.



Dagon University Research Journal Vol. 10 29

With encouragement of private participation, prevahvestments are also available for
construction. The housing projects implemented bMSBID and private construction
companies include high-rise buildings, condomini@partments, shopping malls, office
rooms, show rooms and multi-purpose use buildihgghe study of Public Sector housing
development projects, township wise distributiorfsHigh Cost, Low Cost and Hut to
Apartment Projects, differences in projects implatagon and difference in locations for
DHSHD and YCDC housing projects were studied.

2. High Class Housing Projects

The Public Sector implemented 114 housing projectéangon City. Among these, 68
housing projects were implemented in East Yangostridt in 2005. In 2015, the Public
Sector implemented 211 housing projects in Yangip.Among these, 79 housing projects
were implemented in East Yangon District. Theresttled High Cost Housing Projects
(DHSHD) are in West Yangon District and North YangDistrict. Within East Yangon
District, the area of housing projects implementgds 7.07 square kilometers (1747
acres)during the period between1994 and 2005.

Government Land

DHSHD —> Developers [« YCDC
\ 4
Vertical Housing Projects Honzqntal
extension Implementation extension
-Housing Estate
| -Low Cost Housing Projects. <

-Hut to Apartment Housing Projects.

Figure (2) Framework of Housing Development by Rublic Sector

Source: owned draft
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Figure (3) Development of the Public Sector Hougtngjects in Yangon City

Source: Based on DHSHD and YCDC data
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Figure (4) Implementation of Housing Projects by Bublic Sector (DHSHD) in East Yangon District

Source: Based on DHSHD data
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Figure (5) Implementation of Housing Projects by Bublic Sector (YCDC)in East Yangon District
Source: Based on YCDC data

Most of the High Cost Housing Projects are in Thimgyun, Tarmwe and Thaketa
townships. Extensive areas are available for implaation of housing projects in these
townships. In Thingangyun Township, High Cost HagsProjects were introduced in 1994.
Previously, Thingangyun Township was at the frimjerangon City. Many squatters, sub-
standard and poor housing areas existed were folftdr 1988, the squatters and sub-
standard housing areas were removed and, variausirgpprojects came to be implemented
by the Public Sector.

In TarmweTownship, two High Cost Housing Projectrevimplemented by DHSHD.
Prior to 1988, Tarmwe Township was formed by 24 dsarAfter1988, squatters were
removed and the number of wards dropped to 20. Mdutyto Apartment Housing Projects
were also implemented by the Public Sector. The bminof High Cost Housing Projects
implemented by DHSHD was 7 housing projects betwE®29v and 2015. Most of the High
Cost Housing Projects implemented in TarmweTownséip started in 1997.

In Thaketa Township, many low-lying areas along Bagjo River were occupied by
squatters. After 1988, most of the squatters wetecated to the new towns. But some
squatters were relocated to the areas of Hut tatAyest Housing Projects. Also DHSHD
implemented the High Cost Housing Projects in Thakewnship. These High Cost Housing
projects were implemented on the low-lying areakhdugh Thaketa Township is not too
distant from the downtown area of Yangon Citysiton the other side of Pazundaung Creek
where development in housing is low.

Most of the High Cost Housing Projects implemengdYCDC are on the sites of
previous markets and cemeteries. In East Yangotri®@jsl5 High Cost Housing Projects
were implemented by YCDC, while DHSHD implemente® High Cost Housing projects,
nearly three times that by YCDC.
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Thingangyun, Tarmwe, MingalarTaungNyunt and Thakwnships are nearer the
downtown area and easily accessible. Thus manyle@easjoy accommodations of housing
projects constructed in these townships. Both sirfgluses and apartments are included in
High Cost Housing Projects. Apartment flats or shopses occupy the front of the project
area. Single houses are constructed on indivicaral pblots behind these apartment flats or
shop-houses. Housing projects have definitely imgdothe living standard of the residents.
The projects also provide a healthy environment.

Although the population of YangonCity is increagiyear by year, the majority of the
people in Yangon cannot live in High Cost Housingjétts. Depending on the socio-
economic conditions, the living style is differefithe Public Sector solves housing shortage
problems through the construction of these projdwds can serve all levels of income. The
Public Sector implements High Cost Housing Projeats&l infrastructures to meet the
characteristics for an international standard City.

The Public Sector implemented Yuzana Garden Citydihg Project in 2002 and
supplied 9194 apartments for the people. The pragex huge public housing project covering
and area of 3.035 square kilometers. The suppbpaftment flats exceeds it demand. Thus,
this project can solve housing shortage problemshi® middle income groups in the coming
year.

3.Low Cost Housing Projects

DHSHD implemented Low Cost Housing Projects ing@ra Myothit (South), North
Okkalapa, HlaingTharyar and ShwePyiThar townshipddw and middle income groups who
are unable to buy High Cost apartments. The vala @partment is not high but just a little
above the construction cost. The Department of HuB®ttlement and Housing Development
provided the infrastructure including roads dramagd electricity.

There are seven Low Cost Housing projects in YanQuy. Those in the new towns
and North Okkalapa Township are implemented by DBS@f these four accounting for 57
percent are in East Yangon District. There are 2888 cost apartment flats supplied by
DHSHD in Yangon City. Among them 1024 apartmentsflexisted in East Yangon District.
DHSHD implemented the Low Cost Housing Projectsrduthe period between 1997 and
1999. In East Yangon District Low Cost Housing Botg were implemented in the four
townships of Dagon Myothit and in North Okkalapanvhship, which is about ten miles away
from the downtown area of Yangon City. Most of tlwsv cost housing projects were
implemented in new towns within East Yangon Distriglany high-rise buildings were
constructed in the downtown area while single hswsere constructed in areas which are at
quite some distance from downtown area. The P8#®ictor solved the housing problems for
the low income groups by constructing high-risddings through the implementation of Low
Cost Housing Projects in the new towns and fringasof YangonCity.

Public Sector uses an area of 0.314square kilom#&get.ow Cost Housing Projects in
East the Yangon District.Implementation of two LOw@st Housing Projects was carried out in
1997 It supplied (1024) apartments for the people. b&np@ntation of the two projects
followed in 1998.

4. Hut to Apartment Upgrading Housing Proj ects

Due to the fire hazards, environmental and vismglacts, squatters were removed in
YangonCity. Hut to Apartment Projects was implensenbn the sites occupied by the
squatters. Since 1994 a total of 46 projects wenygamented townships within the City. Of
these, East Yangon District has twenty-seven ptejaging up a share of 59 percent.
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Neat and beautiful apartment flats were systemifficeconstructed and some of the
squatters were resettled in these apartments.

Water supply and power supply were provided inapartments of the buildings. The
number of resettled apartments was 14487. Hut tartAgent Housing Projects were made
both by DHSHD and YCDC

Previously, many squatter areas existed withint Eamgon District. Therefore, the
Public Sector undertook squatter relocation plao. sany Huts to Apartment Housing
Projects and other housing projects were implenaeloyethe Public Sector.

The total area taken up by Hut to Apartment Hogistnojects is 0.8 square kilometer
During the periodbetween 1988 and 2005, there é487 Hut to Apartment flats supplied
by DHSHD in Yangon City. Among them4716apartmentisflexisted in East Yangon District.

Hut to Apartment housing projects were widesgreathe older established townships
and the downtown area within East Yangon Distietor to the development of new towns,
squatters and slums existed in Thingangyun and Wwartownships. Thus, Hut to Apartment
upgrading projects were implement in these plaBesides, High Cost Housing Projects were
widely implemented on state owned land by the RuBéctor. It also implemented Low-Cost
Housing Projects in the new towns.

The Public Sector started implementations of HuApartment Housing Projects in
1994. It implemented most of Low Cost Housing pectgan 1997. It also developed most of
High Class Housing projects after 1997.

4. Types of Housing Projects I mplemented by the Public Sector

The Department of Human Settlement andisim Development and Yangon City
Development Committee are the main institutionatlies’ housing development in of the
Public Sector. The implementations of housing bgséhtwo bodies are quite different.
Housing development varies to some extent, ondetion or site of development.

Legend
Housing Project Zone

z
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0 25 5 10

Figure (6) Types of Housing Projects implementedhgyPublic Sector in East Yangon District
Source: Based on YCDC& DHSHD data
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The Department of Human Settlement and Housing Dpugent usually implemented
housing projects in areas formerly occupied by #gquanew towns and neighboring area of
the industrial zones. Yangon City Development Cotteaiimplemented housing projects on
its own land such as market places, former cenestamd waste disposal site. In those places,
modern shopping complexes and markets are constiuktigh Class Housing Projects were
implemented on the sites of former cemeteries. Eomraste disposal sites collection sites are
not far from the down town area. To serve differer@ome groups, DHSHD implemented
various types of housing projects throughout Eastgon District. Thus, the housing projects
implemented by DHSHD have a larger areal extentrenapartment flats as well as single
houses than the housing projects implemented by CDHSHD is dominant in
implementation housing projects within East Yan@ustrict.
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Figure (8) Number of road and street in East Yarigistrict
Source: Based on YCDC data

Finding and Conclusion

Yangon City is the most populated city in MyanmBopulation has been rapidly
increasing in Yangon City. Most of its populatid®5(% of the Yangon City) is living in East
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Yangon District. Before 1988, there were smallescanstructions by the Private Sector and
state-owned housing productions in Yangon City. réheere housing shortages and many
squatter areas in Yangon City. After 1988, botlvde and the Public Sectors implemented
high-rise buildings and housing projects. Both icaitand horizontal extensions were made in
the study area. The Public Sector implemented hgugrojects (single and high-rise

buildings) in the downtown area and older establishownships. Therefore, many new
buildings emerged. The number of old houses wasceztliin the townships in close proximity

to the downtown area especially in MingalarTaungiyand Tarmwe. Modernized housing

projects were constructed on vacant land and aldtsey areas, Therefore, housing facilities
have increased.

The Public Sector initially implemented housing jpobs in 1994. The Public Sector used
square meters of land area to implement 19810 rapats and 1780 single houses between
1988 and 2005 in East Yangon District. And 2752@apents and 2080 single houses
between 2005 and 2015 in East Yangon District.

In Public Sector, different types of housing prétgecepending on time, location and
investment were implemented by the Public SectbusT housing standard of the area was
raised in accordance with city characteristicseAft988, squatters were removed, new towns
were established and existing buildings were upsgad

The squatters were relocated in new towns. Aft&¥31%he remaining squatters and
low quality housing slums were removed again and bbeildings were reconstructed in those
areas. Initial residents of the wards, were alledanto these buildings. The Public Sector
started to implement Hut to Apartment Housing prtgen former squatter areas. Later, the
Public Sector implemented Low Cost housing projacthe new towns to solve the housing
shortage problems for middle income groupster 1996,Public Sector implemented High
Class Housing Projects in the older establishedchstwps and new towns for high income
groups. Public Sector implemented housing projéotsvarious income groups. But, the
decision to construct either Low Cost Housing oglHCost Housing Project depends on the
location of the sites. Thus, the Public Sector empnted many housing projects and modern
housing projects were developed in East Yangorribist

Table (1) SWOT Analysis of public sector housingjects development in East Yangon
District

Strengths Weaknesses Opportunities Threats

Remove Squatters Over populated Job opportunities Traffic problem
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Cleaning environment | Shortages of electricity Multi - economic | Fire hazards problem
and water supply activities

Air pollution (some

Low cost Housing shops) Modernization Noise pollution
Projects Maintaining of housing projects
garbage system
High- cost Housing Urban heat (high rise| Gated communities Car parking problem
Projects building) (high rise buildings)
Garden City projects Poor drainage system infrastructure Distinct from the
(some flooded area) development town centre (Some
projects)
Encouragement of private Poor buildings quality| Multi-purpose used
sector (some projects) of economic
activities

Based on the number of projects implemented wighiownship,
two zones of housing development by the Public @eist observed. Townships with five
projects and above are included in Zone 1 whilsehwith less than five are included in Zone
2.

Zone 1 includes Thingangyun, TarmweThaketa andati@ating townships.Housing
projects are mainly found in Zone (1) of East Yamdustrict because it has a wide area of
former squatters and state-owned land along thdreaks. But, the area of each project in
Botahtaung is small in size.Zone (2) has a few rembf housing projects because the areas
of the townships themselves are small and theréearetate-owned land. Although extensive
areas are available new towns are wide, there & &ousing projects (Low Cost Housing
Projects) implemented by Public Sector, accordingavernment policy(see figure 6).

Type of housing projects is different from onegelato another because they are
implemented phase by phase on a yearly basis. kpysiojects were implemented in
Thingangyun and Tarmwe townships since 1994 whieprojects in Thaketa, Thingangyun,
Tarmwe and Dagon Myothit (South) and North Okkalapanships started in 1997. The
projects at Dagon (Seikkan), Dagon Myothit (Northjhingangyun, Tarmwe and
MingalarTaungNyunt townships have been implemeintede year 2007.

Thingangyun Township has an area of 4.4 squaresmilhe township lies in the north-
easternmost part of the district. It had many dguston land owned by landowners who had
left for India. Public Sector (DHSHD) and privatenstruction companies implemented High-
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Cost Housing Projects and Hut to Apartment Hous$ingjects in the areas formerly occupied
by squatter on land which have ownership problehfere are many High Class Housing
Projects in Thingangyun because it has extensea&sdor development. In TarmweTownship,
ten Hut to Apartment Housing Projects and two Hzjass projects were implemented in the
former areas occupied by squatters.

Types of housing development depend on land valuasd values are different
depending on complete infrastructure, accessibiityd areas along the main roads. Main
controlling factors for housing development are gtgl, social, land use for public and
government department and policy (see figure 7 .& 8)
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