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EXECUTIVE SUMMARY



RANGS Properties Ltd. (RPL) is one of the units of "RANGS GROUP, a leading developer in Bangladesh. It is developing modern residential and commercial building. As demand is higher than production in this sector, getting customers for its products is not difficult. Internal sales report shows that RPL does not get repeated customers and referrals from customers.



Some factors have been identified from exploratory research that factors influence the buying decision of an apartment or commercial space. Specially while buying apartment or commercial space from RPL again and referring somebody to buy apartment or commercial space from Rangs Properties Limited depends on the followings:



    1. Customer service
    2. Attractive design
    3. Timely handover
    4. Registration or property transfer
    5. Competitive price
    6. Payment schedule flexibility
    7. Layout modification facility


After data analysis, some factors have been found to be effective whereas others are not. Customer service, Timely handover, Property transfer in 6 months, Modern building design are effective.



Survey indicates that modern design for Rangs Properties Limited is good but the firm should continue

it effort to make it more attractive. The three factors should be emphasized Timely handover, Property transfer and Customer service to get repeated customers and customers referrals for RPL products such as apartments and Commercial space.
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CHAPTER- : 01 Overview

1.1 Introduction:

Real estate means the property consisting of houses and lands. The business regarding houses and lands are Real estate

business. Real estate business includes Housing (shelter), permanent shelter for human habitation. Developing lands and building houses became a gigantic form of business all over the world including Bangladesh; because of excessive urbanization as an impact of industrialization and the perfectly inelastic supply of land. But shelter is necessary for everyone; the problem of providing adequate housing has long been a concern, not only of individuals but of governments as well. Thus, the history of housing is inseparable from the social, economic, and political development of humankind.

Urbanization is an outcome of both population growth and rural-urban migration. As urbanization increases, more and more people are becoming city dwellers. Bangladesh is not any exception to that picture. The ever-increasing urban population is catering an increasing demand for shelter. The right for shelter is a fundamental right, which is ensured by both UN declaration and the constitution of Bangladesh. But it is very difficult on the part of the government of Bangladesh alone to ensure housing for all. Here comes the need of private sector real estate development.

The urbanization of Bangladesh is quite similar to that in Latin America; formerly called "over-urbanization" in 1950s, this is a situation where a rapid rate of urbanization does not lead to a corresponding growth in industry and economy but results in a shift of people from low-productivity rural agricultural employment to low-productivity urban employment or underemployment. The major cities of Bangladesh exhibit the clearest symptoms of over-urbanization. In Bangladesh, the problem of urbanization is further

aggravated by limited land supply in urban areas, lower land utilization and the lack of proper planning and land use policy. Due to globalization, the urbanization process is also increased. The ever-increasing urban population is creating an increasing demand for shelter.

1.2 Formation of REHAB

With the number of companies increasing gradually, various problems concerning the housing sector cropped up requiring early solution. At this stage it was necessary to form a trade association of the Real Estate developers to protect the overall interests of the sector. To strengthen the role of real estate sector Real Estate & Housing Association of Bangladesh (REHAB) was formed with only 11 members in 1991. The objective of REHAB was to promote formal private sector Real Estate Development in Bangladesh. . REHAB organizes its most colorful annual event REHAB Housing Fair each year in Bangladesh for the member developers, financial institutions and building material providers. REHAB is the only trade organization of Real Estate Developers with a current membership of 1081 Developers. All major institutionalized Developers are members of this organization. REHAB is also the "A Class" member of the Federation of Bangladesh Chambers of Commerce and Industry (FBCCI). In the recent years REHAB has played a very significant role in nation building through Real Estate Development by its members. The members of REHAB contribute a large amount of revenue to the Government exchequer in terms of Registration Cost, Income Tax and Utility Service Charges.

To foster the growth of Real Estate Sector REHAB plans to organize Housing Fair abroad for the Bangladeshi individuals

who are living different countries of the World to buy apartment, land and commercial spaces in their home country. Accordingly, the first - ever Housing Fair abroad organized by REHAB on August 2004 at Quality Hotel Hempstead, 80 Clinton Street, New York, USA.

1.3 Real Estate Sector of Bangladesh at a glance –

! Name of Association: Real Estate & Housing Association of Bangladesh

! Year of Establishment: 1991

! No of Member in 1991: 11

! No of Member in 2005 (October): 201

Now No. of members in 2011 : 1081

! No of Apt. units Delivered by the Developer in last 20 year: 70,000 (App.)

! No of Plot units Delivered by the Developer per year: 4000-5000 units.

! Approx. turnover per year: 1,250 Core Taka (Tk. 12.50 billion)

! Contribution revenue to Govt.: 100 Core Taka (Tk. 1.00 billion)

! Contribution to GDP – 12% - 14%

! Direct employment (Approx) – Management Staff – 10500 and Labors – 14000

1.4 Factor affecting real estate sector:

1.4.1 Socio-economic Characteristics of People

The demand for housing is one of the major factors that lead to the development of housing co-operatives. Socio-economic characteristics of people influence the demand for permanent housing. There are four major socio-economic characteristics of population that influence the demands for houses- mobility of people, population growth, income level of people and the degree of migration towards cities.

1.4.2 Population Growth

Population growth is the major factors that require increased number of residential houses. Bangladesh experienced high growth of population over the decades, which led to high demand for residential houses. However, the rate

of population growth reduced significantly, the backing in creation of residential houses has still been significant.

1.4.3 Rate of Migration towards Cities

The growth of population in cities is affected not only by birth rate but also by the rate of migration form the rural and sub-urban areas and other income. Migration towards Dhaka city has been taking place due to its importance as the capital city as well as the most important center. People migrate to the business city for job opportunities. Once migrated to a large city like Dhaka, most of the people do not like to move to other cities, rather they try to settle in Dhaka, because, culturally people in this country are less mobile.

1.4.4 Mobility of People

Mobility of people always affects for permanent housing in a highly mobile society, people will be reluctant to purchase land and to build permanent residential house, and there will be fewer ventures. In a relatively immobile society, the demand for permanent residential houses will be higher and as a result housing cooperatives are likely to develop more. The people of Bangladesh are believed to be less mobile and therefore, they are likely to build their permanent residential houses in cities





1.4.5 Level of Income

Apart from these factors income level of population is a major determinant of the development of housing cooperatives. An individual income or wealth must be sufficient enough to avail a piece of land and a house through housing cooperatives. In fact, the backlog of houses in Dhaka City has been substantially caused by people’s inability to purchase land and build house in the city. The development of slums and substandard

houses in the Dhaka City mark the dark side of people’s poverty.

1.4.6 Rate of economic growth

Higher rate of economic growth leads to increase income to people. With the economic growth of the country, more people are likely to by economically able to afford a house with necessary facilities.

1.4.7 Rate of savings

Savings are also an important factor for members joining in housing cooperatives. Because, in the absence of institutional loans for purchasing land, personal savings in the source of finance for their real estate of investment.

1.4.8 Rate of inflation

Apart from economic growth and savings, the rate of inflation also affects the decisions to make real estate investment. Inflation leads to the loss of purchasing power. To cope with inflation, people try to hold those assets, which have less purchasing power risk. Real estate is the most widely chosen asset that is believed to have least purchasing power risk in Bangladesh. Therefore, in the presence of high rate of inflation, people are more likely to invest more in real estate.



1.4.9 Legal Framework

There are four real acts, which affect the behavior and functions of housing cooperatives, these are the Cooperative Societies Ordinance, 1984, the State Acquisition and Tenancy Act, 1950, the transfer of Properties Act, 1882 and the non-Agricultural Tenancy Act. 1949.

Cooperative Societies Ordinance, 1984

Housing cooperative function under the legal status of cooperatives like any other cooperatives, housing cooperative have to abide by the cooperative Society Acts 1984. The Cooperative Society Ordinance, 1984 defines legal framework for formation, management, responsibilities

and winding up of cooperative societies. As a part of their functioning, housing cooperatives have to procure housing land at the primary stage. The cooperative societies procure mostly agricultural land.

State Acquisition and Tenancy Act, 1950

The State Acquisition and Tenancy Act, 1950 allows transfer of ownership of land or part thereof to any other persons. It defines the legal framework for the purchase of land by the cooperative societies from others to accumulate and develop the land under its planned area.

Non-Agricultural Tenancy Act, 1949

The Non-Agricultural Tenancy Act, 1949 defines the legal framework for the transfer of nonagricultural land. According to the Act, every transfer of non- agricultural land should take place through a registered deed. The procurement of non agricultural and by the cooperative societies, the transfer of land to the cooperative members and subsequent sale of land (if any) by the cooperative member are governed by this act.

1.4.10 Competing Housing Institutes

A person intending to build for his accommodation may approach any organization, which will ensure less cost, more facilities and better service. Housing cooperative can be a choice for a person. But there are few other alternatives, which a person may consider for building a house. These are housing schemes of town development authority (like Rajdhani Unnayan Kartripakkha (RAJUK) undertakes housing scheme in the Dhaka City as a part of its own planning efforts. Its housing is well-planned and incorporates adequate physical facilities. Generally, its housing schemes are located nearer to this city center. Housing and Settlement Directorate

of Government of Bangladesh undertakes housing schemes mostly for middle income people. Its plot is relatively smaller in size. Its plot is also relatively cheaper and demand for these plots is very high. But physical facilities of these housing schemes are not adequate like these of RAJUK’s schemes.

Private housing companies which make plots or apartments for sell or lease are also in existence. The quality of plots or apartments of private housing companies differ widely. Some of their schemes are nearer to the city center and some are in the suburban areas. The price of such plots or apartments has a large variation. Although housing companies were subject to suspicion in 1980s due to alleged corruption and cheating by some housing companies to their customers. In recent year some companies have emerged in the market with goodwill and reputation.

1.4.11 Fiscal Policy

The fiscal policy of the government has some impact on the development of housing cooperatives and building of houses. Fiscal policy affects the housing cooperatives in two ways. First the registration charge for transfer of land has to be borne by housing cooperative. This is required for the housing cooperatives when they buy land from private parties for the housing site and subsequently when titles of plots are transferred to their members. Secondly personal income tax on rental income affects the decision of cooperative members to build houses for rental income; because, members will consider whether their rental income net of tax would be adequate on the investment in house building.

1.4.12 Cost Benefit Factor

The rental income from houses would be considered adequate by the

members if their investment in house building cannot earn higher return in other investments. In other words, members will be reluctant to build more houses for rental income if the opportunity cost of their investment higher than the rental income. If the house building investment is financed by loans, rental income must be sufficient to service interest expense, other than the opportunity cost of capital; soaring cost of building materials may also influence members to build their houses.

1.4.13 Financing Opportunities

Members joining in the housing cooperatives and their building of Houses are partially dependent on the potential source of external financing. If a person’s own fund is not sufficient to buy a plot to build a house, they have to depend on external funds. They may seek personal loans from relatives and friends. But a person can hardly depend on this type of loans. Rather a person can be a member of a housing cooperative in expectation of institutional loans.   Loans are available both for land and building. In Bangladesh loans are available for house building but generally not for the land. House building loans are available from Bangladesh House Building Finance Corporation (HBFC) and a few commercial banks. These loans are provided subject to a margin and have an upper limit. HBFC’s loans are generally cheaper than other commercial loans. In many cases, individuals buy a plot in expectation of house building loans from HBFC. In a very few cases, employers provide loans to their employees for both land and building.



1.4.14 Infrastructure

Necessary infrastructure is a precondition for developing housing cooperatives. First, there 

must be adequate and cheap land for a housing site within or nearby the city second, there must be road connections from the housing site to the city center. Without good or potentially good road connections, people will be reluctant to make housing site in the area. Third, utility services must reach or be expected to reach the cooperative’s housing site. In the absence of utility services like electricity and gas, people will not be building their houses in the site, even if they purchase a plot there.

1.5     Role of Private Sector Housing in Bangladesh Economy

Providing shelter to all the people is one of the fundamental responsibilities of the state. The UN Declaration on Fundamental Rights also reveals that every person has a right to an adequate standard of living, which includes housing.   Statistics show that Bangladesh will need to construct approximately 4 million new houses annually to meet the future demand of housing in the next twenty years. Estimates for annual requirements for housing in urban areas vary from .3 to .55 million units. The share of urban population in Asia is 37 per cent at present and is projected to be 45 per cent by 2015. In Bangladesh 25 per cent of the population (some 35 million people) now live in urban areas; this proportion will be 34 per cent (75 million) by the year 2015. Dhaka, with a total population of 11 million, is now the 21st largest city in the world. While comparing the growth of the real estate and housing and the construction sector with that of GDP, it was found that trend growth in the two sectors for the period 1992-2002 was 4.8 and 7.5 per cent respectively, which is much higher than the trend growth in

GDP of 4.6 per cent for that period. The shares of the real estate and housing sector and the construction sector in the GDP were quite high in the year 2002 and accounted for 8.3 and 8.0 per cent respectively. However, the incremental contributions of these two sectors in the same year were also considerably high at 6.0 and 12.8 per cent respectively (CPD, 2003).

The real estate sector is at present creating employment for about one million people who are directly or indirectly involved in the sector. According to the Labour Force Survey (LFS), in 1999-2000, 2.1 per cent of the labour force was engaged in construction, whereas for 1995-1996 the figure was 1.8 per cent respectively (CPD, 2003).

Recent information concerning investment in the housing sector shows steady growth both in absolute terms and as a percentage of total private investment and GDP. Private investment in housing and construction has more than doubled during the Fourth Five Year Plan period, from US$ 11.66 million in 1989-1990 to US$ 264.83 million in 1994-1995. During the first three years of the Fifth Five Year Plan period, the average investment in housing and construction was US$ 1273.65 million. As a share of total private investment, private investment in housing and construction in the 1997-1998 to 1998-1999 period accounted for 47.3 per cent which far exceeded the target of 16.35 per cent for this period. The proportion of investment in housing and construction in the national GDP increased from 3.4 percent in FY 1997 to 4.1 per cent in 1999 (CPD, 2003).

Various revenues like VAT (Value Added Tax), registration fees, utility connection fees etc. generated in the real estate sector

amount to about US$ 6 million per year. During the peak years of the early 1990s, over 3,000 apartment units were built by developers every year. Today around 2000 units are built, which indicates a 30 per cent drop in output (CPD, 2003).

About 19 per cent of the dwelling units are located in urban areas. Per capita floor space in urban areas is only 62.3 sq ft. About 46.4 per cent of urban dwellings are made of brick/cement. From the early 1980s the business started to flourish and showed robust growth. At present, more than 1000 companies are active in the real estate business in the country.

1.6 Reasons for development of the industry:

The main reasons why real estate business developed in Dhaka city are as follows:
a) Scarcity of open space in the important areas of the city

b) Hazards of purchasing land

c) Hazards of construction of building

d) Rapid increase in population of Dhaka

e) Decrease in the rate of bank interest

f) Price of land and apartments is increasing day by day

g) Rent of the apartments is comparatively higher than the rent of privately constructed flats

h) Open Market Economy. Remittance of foreign currency is very easy
i) Security

j) Service facilities such as garbage disposal, central satellite TV connection, apartment’s services saves time, roof top facilities, lift and so on.

1.7 Market segmentation:

The market of real estate business sector is highly segmented. This segmentation is mainly based on the location, price of the land, and size of the apartments. The segmented areas are:

a) Segmentation - I :Baridhara, Gulshan, Banani, DOHS

b) Segmentation - II :Dhanmondi, Lalmatia,

c) Segmentation

- III :Segunbagicha, Shantinagar, Kakrail, Malibagh, Kalabagan, Uttara

d) Segmentation - IV :Mirpur

e) Segmentation - V :Old Town of Dhaka City

f) Segmentation - VI :(For office building) Motijheel, Dilkusha, Fakirapool DIT Extension Road, RK Mission Road, Shahidbagh, Kawran Bazar, Pantha Path etc.

1.8 General terms and conditions of allotment:

1. Application for allotment of apartments should be made on the prescribed application form duly signed by the applicant along with the earnest money. The company has the right to accept or reject any application without assigning any reason thereto.

2. On acceptance of an application, the company will issue allotment letter to the applicant on which the applicant/allottee shall start making payment as per the schedule of the project. Allotment of apartments is made on first come first serve basis.

3. Payments of earnest money, installments, car park costs, additional works and other charges shall be made by bank draft or pay order directly in the name of the respective company against which the receipts will be issued. Bangladeshis residing abroad may remit payments in foreign exchange by TT or DD in the name of the company.

4. Payments of installments and all other charges are to be made on due dates according to the schedule. The company may issue reminders to the allottee, but notwithstanding the issue of reminders, the allottee must adhere to the schedule to ensure timely completion of construction.

5. The company may arrange HBFC/Bank loan (if available) for allottees according to the existing rules and regulations of the authority concerned.

6. Delay in payments beyond the schedule

date will make the allottee liable to pay delay charge (amount varies from company to company) for every 30 days on the amount of the payment delayed. If the payment is delayed beyond 60 days the company shall have the right to cancel the allotment. In such an event, the amount paid by the allottee will be refunded after deducting the earnest money and after allotment of the canceled apartment.

7. Connection fees/charges, security deposits and other incidental expenses relating to gas, water, sewerage and electric connections are included in the price of apartments. The company will make those payments directly to the authorities concerned on the allottee's account.

8. Limited changes in the specifications, design and/or layout of the apartments and other facilities may be made by the company in larger overall interest or due to unavoidable reasons.


9. The company may cancel an allotment for non-payment of installments in disregard of reminders and after final intimation to the allottee by registered post at the address given in the application form.

10. The allottee shall be required to execute an agreement with the respective company for safeguarding the interests.

11. The possession of the apartment shall be duly handed over to the allottee on completion and full payment of installments and other charges and dues. Till then the possession will rest with the company. If the project is completed before the stipulated time, the allottee shall have to make full payment before taking possession.

12. The allottees will become equally divisible undivided and undemarketed shareholders of total acres of the scheduled land of the project in respective

apartment. After all the dues and installments are paid by the purchaser according to the requirements and schedule for payment and after the completion of the construction, the vendors shall execute a registered sale deed in favor of the purchaser transferring share of land of the project in the demised apartment.

13. After taking over of apartment of the project, the allottee (s) must consult the company prior to undertaking any structural or layout changes within the apartment complex. Failure to do so will be at the sole risk of the allottee.

14. Company shall not be liable if the completion period of the construction of the projects is affected by unavoidable circumstances beyond the control of the company, like natural calamities, political disturbances, strikes and changes in the fiscal policy of the state etc.


15. For the purpose of effective management and maintenance of the building the purchaser of the apartment shall form and constitute a mutual benefit cooperative society under the Co-operative Society's Act 1940. The society shall be entrusted with the management and maintenance of the building. The rules, regulations and by laws of the co-operative society relating to management and maintenance of the building shall be binding upon all the purchasers/owners of the apartments.

1.9 Evaluation of present construction system:

From present scenario of construction industry, it is labor based though use of technology is developing in recent times. For big constructions at present we see the use of cranes, ready-mix concrete or even pre-stressed concrete. But these are specially used in industrial structure construction, bridge construction

and construction of large volume like Basundhara City, Jamuna Future Park, Fantasy Kingdom etc.

Concord has a plant of ready-mix concrete. Recently some foreign cement companies also introduced the technology. They supply ready-mix concrete to different sites on demand with large truck.

Some firms have started industrial construction of pre-stressed concrete recently. But the use of pre-stressed concrete in household is not economical and financially viable. For these causes labor based technology is used in residential purpose.

Some technological changes even been introduced in residential construction. Recently cutting of steel bars is performed by machines. Mixture machines also reduced the use of labor force and ensure better quality of service. For compaction use of vibrator is found highly in recent times.



Condominium system has been introduced recently in Bangladesh. The main problem of this system is the understanding of the landowners. But this system ensures better utility of land area and reduces cost as well. According to present government regulation, a land owner can utilize maximum 67.5% of his land (for smaller land) and 50%-60% for bigger lands. With this system the left area can be used more efficiently for other purpose like garden or open space. This system also reduces construction cost as it gives the opportunity to merge the border columns and foundations.

1.10 Factors affecting profit margin:

Numerous factors affect profit margin of a real estate firm. Area and location are two major factors that affect the profit margin of a firm. Generally firms claim higher profits from the plots in aristocrat areas like 

Gulshan, Banani, Dhanmondi, Baridhara than any other area. On the other hand, plots in Mirpur, old Dhaka generate lower margin of profit. Land price plays a role here. In addition, demand for apartments in Dhanmondi, Gulshan etc. are very high. Generally people from good earning segment go for the apartments in those locations. Real estate firms invest much in these areas also by high level of finishing works, sanitary materials. Due to high demand and better quality real estate firms charges higher in these areas. So the profit margin is higher.

Location even in the same area makes difference in profit. Corner plots are preferable targets for real estate firms. Plots having lake view, south facing or any other special amenities create opportunity for the developer to charge higher. Apartment price even in the same building may vary on basis of access to amenities.

Plots aside main roads are less preferred by customers for residential uses. Road side plots suffer huge horns around the clock which hampers calm environment of the households. Office purpose road side plots are highly attractive and expensive.

In case of loan and other financial support large firms enjoy much facility to smaller ones. Financing organizations categorize existing firms from A to Z. For firms in category A enjoy flexibility and easy terms and conditions for any loan. Whereas it is very tough for a new entrant to manage loan from financial organizations.

It is evidently found that large and reputed firms sell most apartments even before starting their construction process while small firms has to wait for a long time. This industry is a labor based one. Due to easy availability

of human resources large firms can minimize their overhead cost and maximize profit. Real estate firms prefer to build flat slabs as required construction time of a flat slab is less than a beam-column.



Chapter-: 2:

RANGS GROUP &

Rangs Properties Limited



2.1 Historical Profile of RANGS Group

The journey of RANGS Group has been a long one. In 1979, a group of dynamic thinking entrepreneurs came together to plan the first seeds of the RANGS Group. Nearly two decades later, those early seeds have matured into large trees with branches spread over various growth sectors. Within one year of it’s opening, RANGS was awarded the sole distributorship of Mitsubishi MOTORS Corporation. Today, the company also represents Daimler Chrysler AG, Germany, Mitsubishi Motors Corporation, Japan, Hindustan Motors Ltd, India, Eicher MOTORS Limited, India, Mitsubishi Electric Corporation, Japan, Gulf Oil International, BPL, Cannon and Pioneer. From one company to a group of eighteen companies and growing, with a total workforce of 3500 and total turnover of Tk. 2000 million it is one of the renowned groups in Bangladesh. The group maintains close relation with all its foreign principals, thereby guaranteeing quality products and efficient service to the customers in Bangladesh. RANGS Group always encourages a renewal of new dreams. They have diversified. They provide employment and played good citizen by expanding their resources toward the betterment of their social surroundings. It has grown to be one of the largest industrial and trading conglomerates of the country under the same management. The area of activities of the group includes electronics, automobiles,

real estates, petroleum, banking, printing media, electronic broadcasting, deep sea fishing, insurance, IT, security services.

Even though RANGS main forte remains in marketing of Mitsubishi Automobiles, the group also evolved into versatile company with interest in automobile servicing, electronic household goods, property development, security service and seafood export. The decentralized management structure of the corporation has ensured that efficiency and productivity have not been hampered due to the organization’s growth and expansion.

Over the years, RANGS has remained true to providing customers with the very best in product selection and service. The group continually invests in modernizing its management system and designs specific in-house training programs targeted towards improving the creative abilities of its people. RANGS is confident that the trust and goodwill of its customers, vast experience of its management, and the dedication of its workforce will enable the organization to lead Bangladesh towards a prosperous future.


Corporate Headquarter:


RANGS Group

387, Tejgaon Industrial Area, Dhaka-1208


2.2 CORPORATE INFORMAITON OF RANGS GROUP
RANGS Group has diversified business activities in various sectors. It had started its business with one company and now it is a group of eighteen companies. It has expanded its business from automobiles to petroleum to electronics, from deep sea fishing to real estate, from banking to print media to electronic broadcasting, from insurance to security service to information technology and many more. The names of the companies are given below:
        ← RANGS Limited (RL)
        

← RANGS MOTORS Limited (RML)
        ← RANGS Workshop Limited (RWL)
        ← RANGS Industries Limited (RIL)
        ← RANGS Properties Limited (RPL)
        ← RANCON MOTORS Limited (RML)
        ← RANCON Engineering Limited (REL)
        ← RANCON Services Limited
        ← RANCON Service Center Limited
        ← RANCON sweaters Limited
        ← SEA RESOURCES GROUP OF COMPANIES
        ← SHIELD SECURITY SERVICES LIMITED (SSCL)

Associated Companies

        ← RANKS ITT Limited
        ← Gulf Oil Bangladesh Limited
        ← Bank Asia
        ← Media World Limited
        ← Reliance Insurance Limited
        ← Premium Securities Limited
        ← RANKS Energy Limited
Sole Distributor

        ← Mitsubishi Motors Corporation, Japan
        ← Daimler Chrysler AG, Germany
        ← Eicher Motors Limited, India
        ← Hindustan Motors Ltd., India
        ← Mitsubishi Electronic Corporation, Japan
        ← BPL


Exclusive Agencies: Cannon and Pioneer.

2.3 MEMBER COMPANIES OF RANGS GROUP

Brief description of the various members companies of the RANGS Group is described below:


2.3.1 RANGS LIMITED (RL)
RANGS Limited, the Flagship Company of the RANGS GROUP, was incorporated in 1979. RANGS Limited is the exclusive distributor of Mitsubishi MOTORS in Bangladesh. The marketing of Mitsubishi MOTORS in our country started in the early 70’s. Dienfa MOTORS, a company of the Nowab Family, was primarily involved in the marketing of the MMC product at that time. In spit of their great influence and wealth the company was not organized well enough to continue. Consequently in 1979 the Managing Director of RANGS Limited

Mr. A. Rouf Chowdhury, with his dynamic efforts, initiatives and leadership succeeded in initiating and consolidating the business with MMC and undertook the marketing responsibility as an exclusive distributor. And it was awarded sole distributorship of Mitsubishi Motors Corporation in 1980. Since then, with his well-organized team, he gradually created an extensive market with diversified MMC product lines. The sales were growing by leaps and bounds each year as well as the rapid growth of RANGS Limited diversified itself into over sectors of businesses. At Present it is one of the most established, well-organized resourceful companies in Bangladesh.

In 1993 it had achieved the sole distributorship of Eicher Motors Limited, India. RANGS Limited, the premier automobile company in the country, is committed to provide the Bangladesh automobile market with top of the line vehicles and specialized after-sales service. This commitment has been instrumental in company operations experiencing strong positive growth over the last two decades.

RANGS LIMITED believes in customer satisfaction and this is evident from the dedication of RL staff and management. To maintain standards, regular capacity building training is provided for the work force. Two modern show rooms have also been set-up to allow customer maximum access to Mitsubishi products.

In 1981, RANGS LIMITED diversified to Industrial Trading. Projects include the setting up of a sugar plant and a cement clinker factory.

Sugar Plant: This sugar plant is situated in Pabna. They had been in collaboration with Bangladesh Sugar & Food Industries Corporation.

Cement Clinker Factory: This cement clinker

factory is situated at Khulna. The project is going on in collaboration with Heavy Mechanical Complex Limited, Pakistan and Sena Kalyan Sangstha.

2.3.2 RANGS MOTORS LIMITED (RML)

RANGS MOTORS LIMITED was established in 1998 to take over the commercial vehicle marketing from RANGS Limited. Currently RML is assembling and marketing commercial vehicles also. It formerly operated as the commercial vehicle division of RANGS Limited and was responsible for marketing Eicher International (India) small busses and trucks. The company has contracted out the assembling of Mitsubishi BM buses and Canter trucks to Progoti Industries Limited- a division of Bangladesh Steel and Engineering Corporation. RML presently markets over 250 units of Eicher buses and trucks annually, and in the initial years, projects selling over 90 units of BM buses and over 150 units Canter trucks respectively. Recently they have become the distributors of other two-vehicle companies. One is Hindustan MOTORS (India) and the other is Mahindra and Mahindra (India).


2.3.3 RANGS WORKSHOP LIMITED (RWL)

RANGS’ relationships with its clients do not end after the cars are driven off the showroom floors. To facilitate greater customer care the group has gone one step further and formed RANGS Workshop Limited- a separate company geared towards providing dependable and reliable solution to customer demands. It was incorporated in 1981.

RWL is rated as the most well equipped automobile workshop in the country. The service engineers and foreman are all trained at Mitsubishi Motors Corporation, Japan. Mitsubishi engineers regularly visit Bangladesh twice to train RWL mechanics as well as update

the engineering department on the latest technical advances. A well-stocked inventory guarantees efficient and cost-effective supply of Mitsubishi spare parts.

A new and modern service-engineering workshop has been opened in the Industrial area of Dhaka City. The workshop offers the latest technical equipment and service for automobile maintenance repair. The services RWL provide are:

        ← Engine analyzing
        ← Computerized Wheel alignment & balancing
        ← Computerized paint mixing & painting
        ← Environment friendly air con gas refill system
        ← Computerized Vehicles Service Data Management System


Their total work force at present is 200. RWL has two service centers. One of them is in Dhaka and the other in Chittagong. RWL serves approximately 15, 000 vehicles annually. RWL not only caters to Mitsubishi owners, but also the are well equipped to provide services to other branded automobiles.

2.3.4 RANGS INDUSTRIES LIMITED (RIL)

RANGS Industries Limited was incorporated in 1985. It was awarded the sole distributorship of Mitsubishi Electric Corporation in 1993 and BPL in 1996. It was also awarded Exclusive agency for Canon Cameras and Pioneer in 1997. Y

Initially established for assembling domestic air-conditioners and refrigerators, RANGS Industries Limited has since expanded into importing and marketing a variety of electronic products and house hold goods.

When RIL was awarded the Mitsubishi Electric Corporation distributorship, it began building an extensive network for efficient delivery of products and services. The project included the setting up of fully equipped and stocked showroom-cum-service 

centers that would meet various customer needs. In 1994, RIL began with 3 showroom-cum-service centers and has since expended to 45 outlets today spread throughout Bangladesh. And all these outlets are self owned and run by executives. It has also 30 dealer outlets and direst sales staff who pursue institutional sales.

In the early 90’s, RIL management took the bold initiative of expanding the market base by targeting customers outside of the capital and port city. This strategy has paid great dividend for the company, resulting in over 10-fold growth in turnover in 4 years (1993-96). For the future, the Group foresees RIL, along with RANGS Limited, as being the standard bearer for the RANGS GROUP.

2.3.5 RANGS Properties Limited (RPL)

RANGS Properties Limited was formerly the construction division of RANGS Limited. In response to the boom in the real estate market, in 1995, the division was transformed into a full-fledged property development enterprise. Most of the architectural designs are finalized in Singapore, and a team of highly qualified engineers supervises all construction work. Several projects are currently underway. This company operates in the Real Estate sector from 1995. There are 150 employees directly involved with its operation and 2000 more person are working as indirect employees. The technical expertises are incorporated from Far East countries and local reputed sources.

2.3.6 RANCON MOTORS LTD

RANCON MOTORS LIMITED was incorporated in the year 2000. It began with the distributorship of one of the world’s most famous and prestigious vehicles “Mercedes Benz”. The objective of the company is to serve the customers with the brand 

product at minimum Price. Their total work force is 20 and the company sales executives are mainly promoting the products at present.

RANCON MOTORS is promoting passenger vehicles, commercial vehicles and specialized vehicles at the same time. The product portfolio is as follows:

Passenger vehicles:     Mercedes Benz-A Class Cars
                Mercedes Benz-C Class Cars
                Mercedes Benz-E Class Cars

Commercial Vehicles:  Mercedes Benz Buses
                Mercedes Benz Trucks


Specialized Vehicles: Specialized Army Trucks

                      Airport Row Cars
                      Ambulances

2.3.7 RANCON SERVICE CENTER LTD

Rancon Service Center Limited was incorporated in the year 2000 with highly equipped machinery to provide specialized backup service, repair and maintenance of the passenger vehicles of Mercedes Benz. At present it is operating with a work force of ten specialized people.

The services Rancon Service Center Limited provides are Engine analyzing, Computerized Wheel alignment & balancing, computerized paint mixing & painting, Environment friendly air con gas refill system and Computerized Vehicles Service Data Management System.

2.4 SISTER GROUP OF COMPANIES OF RANGS GROUP
RANGS Group has as many as ten sister companies. Brief discussions of those companies are given below:
2.4.1 Sea Resources Group of Companies
SEA RESOURCES GROUP OF COMPANIES is an export-oriented company involved in the Japanese and European markets. It was incorporated in 1982.

The Group owns and operates deep sea fishing in the country and has its own cold storage, processing plant and dry docking facilities. SEA RESOURCES

GROUP OF COMPANIES is made up of nine individual companies.

Sea Resources Limited, Sea Fishers Limited, Deep Sea Fishers Limited and Agro-Food Services Limited. The main activities of these companies are importing spare parts of ships and exports frozen     fishes.

Fishers Shipyard Limited is engaged in Docking (The Ship is lifted up in the ground and repaired. it requires a big dock yard), Building and Maintaining Ships



Seamans Dockyard & Fishmeal Limited, builds, Repairs and Maintains Ships (The Ship is not lifted up in the ground as they do not have enough land for a dock yard. They are repaired in the seashore)



Sea Resources Agencies Limited is C & F agents. Sea Seolim Surmi Limited is Cold storage and food processing plant and finally Sea Resources Cold Storage Limited is the cold storage.

SEA RESOURCES GROUP OF COMPANIES is Bangladesh’s largest foreign exchange earner in this specialized sector. At present SEA RESOURCES GROUP OF COMPANIES total workforce is 1100. They have 15 deep-sea trawlers and the exporting countries are Japan Thailand China Korea etc. They export shrimps and white fish in those countries.

2.4.2 Shield Security Services Limited (SSSL)

Shield Security Services Limited is one of the premium security service providers in the country. It was incorporated in 1987 and now SSSL has become as a major trusted security service company of the country. Its total workforce is 1350. A rigorous screening process, combined with a well-defined training program, ensures dependable and highly trained professionals for client safety. SSSL will also be offering cash carrying services within the year. Company clients include diplomatic

missions, financial institutions, industries and private residences.

2.5 ASSOCIATED COMPANIES OF RANGS GROUP

RANGS Group has eight associated companies. Brief discussion of those companies are given below:

2.5.1 RANKS ITT Limited
This company is providing network services through fiber optics. They use the excess capacity of the nationwide fiber optic network of Bangladesh Railway, which is subsequently leased to Grameen Phone.

The company’s services include:
← Total network solution with WAN, LAN, Video Conference, Data Transmission Etc.
← Providing dial up network, corporate lease line, Broad band internet service.
← Web site design and development.
← Data entry with medical data transcription, banking data and engineering data
← IT education packages
← Corporate training for executives
← Career development training and
← A nationwide interactive class facilities provided through fiber optic






2.5.2 GULF Oil Bangladesh Limited
Gulf Oil Bangladesh Limited is a strategic alliance of GULF Oil International, one of world’s leading multinational oil company operating in over 53 countries. Gulf Oil International has been engaged in business of petroleum for over hundred years. Gulf Oil offers lube products range to all segments in automotive, industrial and marine. The symbol of GULF stands for quality and endurance which offers value for its users.

2.5.3 Bank Asia
Bank Asia is a premier name in the privet banking sector. Bank Asia is located across the country. Now it has opened 55 branches around the country. This bank offers top-of-the-line banking incentives, the best interest rate and is already well reputed 

for its prompt customer service.

2.5.4 Media World Limited
The Daily Star is the most widely read English Daily Newspaper in Bangladesh. It is acclaimed as the highest circulated publication in its category that caters the readers of all age groups. It has pioneered the concept of hosting Round Table Citizen Forums to improve the social and the economic status of the people.

The Daily Shokaler Khobor, a Bengali daily news paper, has been recently launched.

2.5.5 EKUSHEY TELEVISION
ETV was the one and only satellite and terrestrial television channel in South Asia in the private sector. It was equipped with the latest state-of-the-art technology. ETV had redefined the essence of television entertainment for the Bangladeshi television viewers.

2.5.1 Reliance Insurance Limited
Incorporated in 1988, the company is one of the first Private Sector Insurance Institution that has evolved into a blue chip company.

2.5.7 Premium Securities Limited
A major player in the Capital Market, the company is engaged in Trading and Security Brokerage. It is a member of the Dhaka Stock Exchange.

2.5.8 ROMASK Limited
ROMASK LIMITED acts as a support vehicle for RIL and other RANGS associates in the field of market promotions. It is engaged in designing advertisements and media buying. The company is fully geared with a full fledged offset wave printing facility which caters to a wide clientele across the Dhaka city and beyond.



2.6 History and Background of RANGS Properties Limited



RANGS Properties Ltd. (RPL) is one of the units of "RANGS GROUP". RPL has started full fledged operation inn real estate sector since January 1998 by offering modern & comfortable

apartments, duplexes and commercial buildings through developing suitable landscape, mostly located in Gulshan, Uttara, Banani, Dhanmondi, Shantinagar, Moghbazar, Siddeshwari in Dhaka City. From the very beginning RPL is very much aware of the quality, so it has always focused in design and construction. Its objectives are to build modern structures with the infusion of latest technology and provision of facilities, amenities & comfort keeping in view to the up-to-date needs of its clients in order to make his/her living pleasant & life happy in harmony with environment-friendly ambience. RPL designs aesthetically for its every project on the basis of client’s needs and wants just to provide their maximum satisfaction. RPL aims to create idealistic surroundings for self contained, independent and distinguished house in a secured and exclusive community. Its goal is to make a comfortable living through fairly spacious, airy, well-lit environment. In planning the sculptures climatic conditions, earthquake resistance, safety exit and security receive top consideration.



The company is proceeding with experienced personnel, tested materials, the services and the features of all projects satisfy its valuable buyers. Buyers feel secured to be in its sculptures. Now RPL has a workforce of 150 personnel. On the other hand it is providing job opportunities for about 2000 persons in its various construction projects.



2.7 Vision:



The vision statement of RPL is:

“To create different and remarkable dwelling space for family and business as well.”

This vision statement states that RANGS Properties Ltd will clearly play a novel role in solving 

the accommodation problem in Bangladesh but in a different way. RANGS Properties, being a sister concern of RANGS Group, one of the giant groups in Bangladesh, has started its business in mid nineties to built luxury apartments. But as the time passes by it has now concentrated to build apartments for all class people. The difference between RANGS Properties Ltd and other Real Estate Business Houses are the taste of the apartments, functionality, design and look.











2.8 Mission:



The mission statement of RANGS Properties Ltd is:

“To be the first priority to the consumer of real estate market”.

RANGS Properties Ltd wants to be the number one in the real estate market in terms of customer choice. But it is not an easy task to achieve that goal. A lot of hard work, vast expertise and technical know-how, aspiration and appreciation have been earned in quest of developing residential and commercial projects. After all these hard works a brand has come up conveying some prestigious image with the name.

By this way RANGS Properties Ltd is gradually coping up with its mission statement.



2.9 Nature of business and financing of operations





The company is engaged in Real estate Business. It purchases land, develops apartment and sells it to Customer. Some times it develops Project at Join adventure with Land Owner. In that case Land Owner gates some percentage of apartment and the Company gets some Apartment.









2.10 Organogram of Rangs Properties Limited

[pic]

[pic]

Figure: Oganogram of Rangs Properties Ltd.

2.11 Organizing Process of Rangs Properties Ltd:

The above figures show how organizing

is performed in Rangs Properties Ltd, we find some stages of organizing. They are as below:

  a) Top Management: Top management in Rangs Properties Ltd includes Managing Director, Chief Executive Officer and Head of Operation. This top level Management develops strategic plans.
  b) Middle Management: This level is responsible for beginning the implementation of strategic plans.
  c) Supervisors: This level   is designed for carrying out operational plans and ongoing daily activities.
From the above, we may say that the organizing is performed in the above way.

2.12. Delegation in Rangs Properties Ltd:

Delegation means delegate authority to perform specific jobs at specific level. Delegation is made for the following purposes:

  a) The determination of results expected from person in a position;
  b) The assignment of tasks to persons in a position;
  c) The delegation of authority for accomplishing these tasks;
  d) The holding of people responsible for their accomplishment of these tasks.
In Rangs Properties   Ltd. mixed type of delegation is found i.e. both centralization and decentralization are found. The delegation of power in this organization can be categorized in following two ways:

  a) Head office Level
  b) Project Level
Head Office: At head office, decisions are made in the top level management and other are compelled to perform as per the directions of top management.

Project Level: At Project level, we find mixed type of delegation of power i.e. bothe centralization and decentralization. At Project , the Project manager is authorized to take all except decisions except some, which are decided by the top management

of the organization.









2.13. Departmentation in Rangs Properties Ltd:

Departmentation is the efficient and effective grouping of jobs into meaningful work units. In Rangs Properties ltd, we find two types of departmenmtation in head office and at Project level. The departmentaiton in head office and Project level are shown by the following figure:

[pic]





2.14. Human Resources Management of Rangs Properties Ltd:

The Organization recognizes that intellectual capital is the most important asset for a real estate organization. Therefore, human resources development has given its due importance in an environment that values, performance, teamwork, fairness and integrity. The Organization believes that the professional competence of personnel and its commitment for accomplishing assigned responsibilities are a first line of defense to prevent irregularities.

The Organization also believes that quality human resources denotes an organization worthy, knowing of one’s job and having interest in it, is precondition of good functioning. So, Rangs Properties Ltd. thinks human resources as follows:

Human resources management process includes:-

        ▪ Job analysis and HR planning
        ▪ Employee recruitment and selection
        ▪ Employee training, performance appraisal, and compensation
        ▪ Ends when employee leaves organization
Human Resource Management is the process of-

    • hiring,
    • developing,
    • motivating, and
    • evaluating employees to achieve organizational goals
We may present Human Resource Management Process in the following way:



[pic]

HR Planning & Forecasting:

The 

process of determining an organization’s Human resource needs the followings.

              • Right people
              • Right numbers
              • Right place
              • Right skills
              • Right motivation
To maintain the above process of Human Resources Management, Rangs Properties Ltd follows two forecasts for recruitment its employees.

  a) Demand forecast: First Rangs Properties determining the number of employees needed by some future time
  b) Supply forecast (internal):Second Rangs Properties estimates the number of current employees who will be available to fill various jobs at some future time
This process can be shown by the following figure.
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Recruitment Process:

The recruitment process of Rangs Properties Ltd can be shown by the following figure.
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Selection Process:

The process of determining people in the applicant pool possesses the qualifications necessary to be successful on the job. The employee selection process of EXIM Bank Ltd is as below:

[pic]

What Rangs Properties does during selection of its employees, are discussed as per the HRM Manual of Rangs Properties.



  a) Sorting Applications: This is the first step of selection of employees. In this stage, applicants’ applications are sorted out for being sure of what is wanted.
  b) Employment Testing: After sorting applications of the applicants, an employment test is taken for select quality one for the post applied for.
  c) Selection Interview: If the applicant is qualified in the employment test, then he/she is asked for an interview for being sure of his/her work experience 

(if any), skill and abilities, education and career interests.
  d) Background and Reference Check: If the applicant is qualified in the interview he/she is asked, then his/her background and references are checked particularly his/her legal history, reasons for leaving previous jobs, and even credit worthiness..
  e) Physical Examination: If the applicant passes all the previous steps successfully, then his/her physical examination will be held for ensuring that he/she is physically able to perform the job.
  f) Decision to Hire: If the all the steps are found ok of the applicant, then Rangs Properties Ltd decide to employ the qualified applicant.




Training Method of Rangs Properties Ltd:

In order to meet the global competitive business demand, the necessity of quality human resources and its development through training is vital for any organization particularly for service oriented industry. The Organization has already established a training centre of its own to train the officers in order to equip the human resources to face the challenges of 21st century. During the year Organization has provided training as many as 114 participants at home and abroad.

Rangs Properties Ltd. trains its employees in the following two ways so that they acquire additional knowledge or skills to increase job performance. They are as below:

On-the-job training: Training in which the employee learns the job by doing it with guidance from an experienced coworker of senior supervisor it is known as ‘on the job training’. Rangs Properties Ltd. continues this type of training to its newly appointed employee.

Off-the-job training: When employees learn the job away

from the job, it is known as ‘Off the job training’. Rangs Properties Ltd. continues this type of training to its newly appointed employee.

2.15 CORE VALUES OF RANGS PROPERTIES LIMITED



There are many reasons for RANGS Properties Ltd to be different from the other real estate business players. Some of the unique reasons are discussed below:


2.15.1 Design


RANGS Properties Ltd is very much conscious about the design of the building complex. According to RPL, the building must be aesthetically nice to look and inside the building the functionality should be of best quality. For that reason RPL engages the most reputed architects in Bangladesh and some of the design is done from Malaysia, Singapore or Thailand. It has engaged Senior Professor from Bangladesh University of Engineering and Technology as its structural design consultant.


RPL has its own in house expert architects. RPL is now poised for further growth amidst a bundle of opportunities and threats. Banking on its in-house strengths and capabilities, experience, market reputation and a host of dependable buyers- the management of the company is optimist to set a vision to meet the future challenges and position itself as a highly growth oriented organization. With this view RPL has set its objective to reach a platform where RPL will be positioned as a business leader in the field of Property Development & Construction Industry with an efficient and effective management system.





2.15.2 Quality





RANGS has started its construction division since 1990. From then to onward it has completed some finest structural projects. It has 30 well-experienced engineers and architects.

3 individual quality control engineers check every construction materials subsequently. Workmanship of every building is strictly maintained. Similarly advanced modern technology and the best materials are used in all the projects to give the buyers best satisfaction. RPL believes to the quality. Its product quality is unique. All its building construction materials are well tested and reputed brands. The well designed building can easily resist the earthquake (up to 7.5 Richter scale) and other environmental hindrances. Since, RPL is taking care of all the sites properly to build a project, does not compromise with the construction works – RPL becomes a superior company in real estate area among the other companies. For these reasons the clients of RPL are comfortable with the services and its products.

2.15.3 Timely Completion
Most of the developers do not maintain the time schedule. Some time these developers hand over their projects to the allottees after 2-3 years of schedule date. But RANGS Properties Ltd is committed to hand over the apartments/ office space within the schedule time.

2.15.4 Team Management


RPL has a special management team to monitor and supervise all the projects. The management team compares the achievement with pre-determined standard. If the achievement does not satisfy the standard, that team finds out the reasons behind it and takes remedial measures and corrective actions. The construction work is monitored and supervised by a skilled and proficient team of experienced engineers and marketing professionals.

2.15.5 Reliability
Every person wants to invest his or her hard earned money is such a way that the investment

becomes very worthy and meaningful to him or her. And RPL being a member of RANGS Group gives that confidence to the buyers. RPL assures the investors a secured and safe investment and each & every individual can expect a good return.
2.15.6 CUSTOMER DEALING
The Real Estate business is all about how someone deals with his or her clients and how he or she values the customer. In a nut shell it can be said that the whole business is standing on the relationship with the customers. This relationship adds value to the business. Before the implementation of Supply Chain concept the customer dealing of RPL was going on in a very orthodox manner.
2.16.1 Reservation
Application for reservation of Apartment/shopping or commercial space shall be done on the prescribed form duly signed by the applicant with earnest money. Allotment is made on "first come first serve basis". The Company reserve the right to accept or reject any application without assigning any reason there to.
2.16.2 Allotment
After receipt of the application and booking money, RANGS Properties Ltd. issues an allotment letter and payment schedule. The applicant/allottee then starts making payment as per the Schedule of payment.
2.16.3 Payments
All payments of earnest money, installment, additional works and other charges are made by cross cheques, Bank drafts or pay orders in favor of RANGS Properties Ltd. against which proper receipts are issued. Foreigners and Bangladeshi living abroad may make payment in foreign exchange by TT or DD as per exchange rate issued by Bangladesh Bank as on the date of application and subsequently on the dates of installments paid.
2.16.4 Schedule of Payment
The

allottee must strictly adhere to the schedule of payments indicated in the allotment letter. Delay in payment beyond the schedule date will make the allottee liable to a delay charge of 4% per month on the amount of payment delayed. If the payment is delayed beyond 3 months, the company shall have right to cancel the allotment. In such an event the amount paid by the allottee will be refunded after deducting earnest money only after resale of the Apartment.

2.16.5 Bank Loans
If the allottee desires a bank loan, the company does all that is possible to help secure the loan.

2.16.6 Documentation, VAT & other charges
The allottee pays stamp duties, registration fee documentation charges and other miscellaneous expenses likely to be incurred in connection with the Deed of Agreement, Allotment, Registration, Transfer etc. In case of land procurement all these casts are borne by the RPL.
2.16.7 Incidental costs
Connection fees, security deposits and expenses / charges relating to gas, water, sewerage, power connection are not included in the price of the Apartment/shopping or commercial space. All the expenses incurred by the company on these accounts shall be reimbursed by the buyers to the company proportionate their shares. During construction period RPL is responsible for these costs.
2.16.8 Hand over
The possession of each Apartment/shopping or commercial space and parking space is handed over to the allottee on full payment of installment and other charges and dues. Prior to this the possession, Apartment/shopping or commercial space will rest with the company.
2.16.9 Design change
After taking over Apartment/ shopping or commercial space of the 

project, the allottee must consult with RANGS Properties Ltd. prior to undertaking any structural or layout change within the building complex. Failure to do so will be at the sole risk of the allottee. This same condition is applied for the landowner.
2.16.10 Allotment Transfer
Until full payment of all installments and other charges, the buyers shall not have the right to transfer the allotment to a third party.
2.16.11 Owners' Co-operative Society
The buyer must become a member of the owner’s co-operative society. All common facilities will be managed by that society and the members will abide by the rules formed by the society in the common interest.

2.17 STRATEGIC OBJECTIVE

Like any other business RPL has some strategic objectives. These strategic objectives are there to lead RPL to become the market leader. The objectives are as follows:



    o Higher product quality than rivals.
    o Broader or more attractive product line than rivals.
    o Stronger marketing and sales activities.
    o Recognition as a leader in product innovation.
    o Wider geographic coverage than rivals.



2.18 FINANCIAL OBJECTIVES

Beside the strategic objective there are some financial objectives of RPL also. Because at the end of the day it is the financial numbers which value most. The financial objectives are as follows:

o Growth in revenue.

o Growth in earning.

o Higher earning on invested capital.




2.19 MANAGEMENT SYSTEM


Management of RANGS Properties Ltd has 3 categories:


Top Management


In this level the Chairman, Directors and Managing Director make new rules, regulations and new policies.

Middle Management

In

this level Executive Committees are gathered in a week to discuss about the particular issues of each and every business. All Heads of Sister concerns are attained there.


Operational Management

This management is in the operational level. All heads of departments of RPL sit together once in a week to chalk out the activities in the next week and take operational decision. The main objective of this meeting is to take the operational decision according to the top management policies. Head of Operation chairs the meeting.


There are another 2 Operational Committee:

❖ Operational Committee by A/C’s and Finance, Tax, VAT, Audit etc.

❖ Operational Committee by Corporate Department. By this committee any type of appointment, resignation, and termination are maintain.





2.20 A/C Activities


    ← Internal pre-audit systems are followed for payment. Audit clearance is must for payment.


    ← Payment system: Payment always cleared by A/C’s payee cheques.


    ← Approval power: Approval power depends on position and designation. Any sort of financial activities should be approved by GM (A/C’s and Finance).


    ← This department maintains project wise sales registers.


    ← A/C department pays interests.


    ← Without clearance of A/C department project hand over is impossible.





Chapter-:03

Changes in Real Estate Business in recent years



3.1 Changes of Land Price

Growing pressure on Dhaka City has changed the price of land surprisingly. The population of Dhaka City is assumed to be One and Half Crore which has created huge demand of lands and or apartments but the supply of land is fixed. The price

of land depends on location of the land or plot, facing of the plot, type of the plot, type of use, width of road adjacent to the road etc. so, the price of land varies even in a particular area. One cannot buy or sell his her land at the same price someone else sold. There has got huge difference of price between the plot of unplanned area and planned area. There is also another big difference found in the price of land between Government planned area and private planned area. For example, it can be mentioned that price of plot at Bashundhara Residential Area and plots at Baridhara Residential Area have got huge difference in price. Bashundhara Residential Area is private housing area and Baridhara Residential Area is Government Planned Area leased by Rajdhani Unnayan Kartripakhkha (RAJUK).



Change of Price of land (Residential)



|                                   |Price of land per Katha in BDT                                                                       |
|Area                               |                                                                                                     |
|                                   |2006                             |2008                             |2011                             |
|Gulshan                             |1,25,00,000/- to 1,50,00,000/-   |2,50,00,000/- to 3,50,00,000/-   |6,00,00,000/- to 7,50,00,000/-   |
|Dhabmondi                           |1,00,00,000/- to 1,25,00,000/-   |2,00,00,000/- to 2,50,00,000/-   |4,00,00,000/- to 6,00,00,000/-   |
|Banani                             |1,00,00,000/- to 1,25,00,000/-   |2,00,00,000/- to 2,50,00,000/-   |4,00,00,000/- to 5,50,00,000/-

  |
|Baridhara                           |2,00,00,000/- to 2,50,00,000/-   |3,50,00,000/- to 4,00,00,000/-   |6,00,00,000/- to 9,00,00,000/-   |
|Uttara                             |30,00,000/- to 40,00,000/-       |50,00,000/- to 70,00,000/-       |1,25,00,000/- to 2,00,00,000/-   |
|Bashundhara/Niketon                 |25,00,000/- to 40,00,000/-       |60,00,000/- to 80,00,000/-       |1,75,00,000/- to 2,25,00,000/-   |
|Middle Dhaka                       |20,00,000/- to 30,00,000/-       |40,00,000/- to 70,00,000/-       |90,00,000/- to 1,50,000/-         |


3.2 Changes of Rules and Regulations.

Previous rules

Leasehold properties and Freehold properties had got different considerations earlier under Construction Rules-1996.

Leasehold properties:

                    • Set back rules: Residential                                                                           Front side 5 feet, Back side 8 feet, both side 4 feet 2 inches

                      Commercial                                                                       100% utilization of space

                    • Height limitation: Residential                                                                               67 feet for residential area except Nikunja South area

                      Commercial                                                                   Unlimited height but approval was required from Civil Aviation Authority.

                    • Plot conversion Change of usage of plot from original allotment was restricted e.g. Residential to Commercial, Industrial to Commercial

Freehold properties

                    • Set back rules:

Residential                                                                           Front side 5 feet, Back side 8 feet, both side 4 feet 2 inches

                      Commercial                                                                       100% utilization of space

                    • Height limitation: Residential                                                                               Unlimited height but approval was required from Civil Aviation Commercial                                                                   Unlimited height but approval was required from Civil Aviation Authority.

                    • Plot conversion For the development of commercial building conversion of plot was not required if the plots are with 60 feet or more wide road.







Change of Rules

New rules and regulations have come into effect in 2007 and subsequently revised edition namely Building Nirman Bidhimal-2008 has been made effective on 28th May, 2008.

Leasehold properties:

                    • Set back rules: Residential (up to 10 storied building)                                                                           Front side 5 feet, Back side 8 feet, both side 4 feet 2 inches Residential (more than 10 storied building)                           Front side 5 feet, Back side 8 feet, both side 10 feet

                      Commercial                                                                       Ground Floor to 2nd floor 75% utilization of space & then 50% coverage.

                    • Height limitation: Not limited to 67 feet, height is restricted by Civil Aviation Authority. Usually 150 feet.

                      Commercial                                                                   Unlimited height but approval was required from Civil Aviation Authority.

                    • Plot conversion Change of usage of plot from original allotment was restricted e.g. Residential to Commercial, Industrial to Commercial

Freehold properties

                    • Set back rules: Residential                                                                           Front side 5 feet, Back side 8 feet, both side 4 feet 2 inches

                      Commercial                                                                       100% utilization of space

                    • Height limitation: Residential                                                                               Unlimited height but approval was required from Civil Aviation Commercial                                                                   Unlimited height but approval was required from Civil Aviation Authority.

                    • Plot conversion For the development of commercial building conversion of plot was not required if the plots are with 60 feet or more wide road.



Detailed Area Plan (PLAN)

Government has developed Detailed Area Plan known as DAP. Here it may be mentioned that before submission of any plan to RAJUK , owner of the plot has to take Estate/Land Clearance from RAJUK Estate Department. Estate/Land Clearance means Land Usage Clearance. In the Clearance form it is clearly mentioned that what type of building will be developed on a particular plot. It can be residential, commercial, industrial, and mixed. So, one cannot submit

plan for commercial building on a residential plan without getting the permission from concerned authority.

3.3 Change of profession of buyers

There are mainly two types of buyers found in the market. One is service holder and the other one is businessman. There are two types of service holders. One is private service holder and the other one is government service holder. Income level of these two groups is found to be different. Government service holders get relatively less than private service holder get. As the government service holders get some other facilities besides their salary, they can also afford to buy apartments and commercial space. On the other hand, private service holders earn more money than government service holders draw. So, they can save more amount of money. It is then becomes easier for them to buy apartment or future house.

Businessmen on the other hand have got huge money to run their business and they make very good profit. Therefore the businessmen can buy apartments/commercial space. But the issue of buying apartments buy the businessmen is different because they love to live in a separate house. So, they usually buy a piece of land to develop individual house. So, earlier service holders used to buy more apartments than businessmen. Now the scenario has been changed as the land price has gone so high. Businessmen do not want buy a piece of land for a value of huge amount of money rather they buy apartment.

The scenario for service holder is now different as the price of apartments has also gone so high comparing to their income. So, the percentage of service holders in buying apartments has been reduced.

|         

                          |                                                                                                     |
|Area                               |                                                                                                     |
|                                   |No. of Service holder             |No. of businessmen               |Total                             |
|2006                               |140                               |81                               |221                               |
|2008                               |188                               |130                               |318                               |
|2011                               |260                               |240                               |500                               |






3.4 Resale of RPL apartments

All buyers of apartments do not buy apartments as investment of their money. Those who buy apartments for investment, they usually sell the apartments when the price or value of apartments is increased. Most of the people who buy apartments they buy it as their future address. In rare case they sell their apartments. Sometimes financial crunch forces them to sell their house/ apartments.

People are now investing as much as they can because other markets are not running well. On the other hand, Real Estate Market is running well. Price is increasing every other month. So, it is an easy shot to gain money if one buys an apartment and sell after two months. As people are investing in real estate sector, there are more apartments to resale as well.

|                                   |Resale of Apartments

                                                                                |
|Area                               |                                                                                                     |
|                                   |2006                             |2008                             |2011                             |
|No. of apartments                   |                                 |                                 |                                 |






3.5 Change of construction cost in recent years

Prices of different construction materials have been increased as the cost of the raw items of the materials has been higher compared to previous years. Cement, a key kind of construction materials has many factories in our country where different quality of cement based on price is produced. The price of different brand cement has been more than usual price in recent years.
Shah cement, country’s leading cement now is sold per bag tk 370/- which was sold two years ago less than Tk 350/-. Another brand cement Holcim sells per bag Tk 360/- and one year ago the price of this cement was Tk 330/-. The price of ‘seven Ghora’ cement is now per bag Tk 335-Tk340/- which was sold two years ago slightly more than Tk 300.
Another leading cement named Akij cement is sold now per bag Tk 370 which was sold last year at cheaper price than present. Seven Rings and Mir cement are being sold at higher price than previous record and the price of per bag of Seven Rings and Mir cement is Tk 360.
Steel, another major kind of construction materials is vastly produced in our country but the prices of rod are increasing 

day by day. Per tonne steel based on quality is sold Tk 45000-tk55000 but seven days ago which was sold Tk 40000 to Tk 45000. During care taker government (2007-08) per tonne rod was sold Tk 70000 which was completely out of middle class people to buy at this price.
The price of per tonne Steel is now Tk 53700. Bricks, basic construction materials have also increased than previous years. Best quality of one thousand peices bricks are being sold Tk 6000 to Tk 6500 at a retail price which are sold at wholesale price Tk 5500 to Tk 6000.
Medium quality Bricks of one thousand peices are sold Tk 5000 to Tk 5500. In 2009 one thousand best quality Bricks were sold Tk 4000 to Tk 4500. The price of coal, soil has been increased more than previous years that is why Bricks price are higher now.
The prices of sand have so far been increased as carrying cost of sand per truck or cargo has been higher compared to previous year. Now per truck sand is being sold Tk 1700 to Tk 1800 but six months ago which price was tk 1400 to tk 1500 per truck said a sand dealer. 
Tiles, one kind of construction and beatification materials are used hugely though its price are increasing. Per piece tiles is sold Tk 90 –Tk 500 based on quality which was sold at less price than present before 3 years.Tiles are imported from different countries mainly from China, Malaysia, Italy and Spain.
|                                   |Construction Cost in BDT                                                                             |
|Area                               |                                                                                                     |
|                             

      |2006                             |2008                             |2011                             |
|Gulshan                             |1,500/- to 1,700/-               |2,000/- to 2,300/-               |2,500/- to 3,000/-               |
|Dhanmondi                           |1,400/- to 1,600/-               |1,800/- to 2,000/-               |2,500/- to 2,800/-               |
|Banani                             |1,300/- to 1,500/-               |1,600/- to 1,800/-               |2,000/- to 2,500/-               |
|Baridhara                           |1,500/- to 1,800/-               |2,000/- to 2,500/-               |2,800/- to 3,500/-               |
|Uttara                             |1,100/- to 1,250/-               |1,500/- to 1,800/-               |2,000/- to 2400/-                 |
|Bashundhara/Niketon                 |1,000/- to 1,200/-               |1,400/- to 1,600/-               |1,800/- to 2200/-                 |
|Middle Dhaka                       |800/- to 1,000/-                 |1,200/- to 1,400/-               |1,600/- to 2000/-                 |


3.6 Change of sale price in recent years

  The price of apartments/commercial space depends on

  1. Cost of land

  2. Cost of construction and finishing items

  3. Demand of apartments/ commercial space

  1. Cost of land:

      As mentioned earlier that the price of land is going high every other day, the price of apartment/commercial space is going high with more pace that land price.

  2. Cost of construction and finishing items

      There are so many materials required to construct building and there are so many finishing materials to give finish an 

apartment to make it useful. Price of materials can make an apartment costlier.

  3. Demand of apartments/commercial space

|                                 |Price of apartment per Sq. F.t in BDT                                                         |
|Area/year                         |                                                                                               |
|                                 |2006                           |2008                           |2011                           |
|Gulshan                           |6,000/- to 10,000/-             |10,000/- to 16,000/-           |20,000/- to 30,000/-           |
|Dhanmondi                         |4,000/- to 7,000/-             |8,000/- to 12,000/-             |12,000/- to 20,000/-           |
|Banani                           |3,500/- to 6,000/-             |7,000/- to 10,000/-             |10,000/- to 18,000/-           |
|Baridhara                         |7,000/- to 12,000/-             |12,000/- to 18,000/-           |22,000/- to 38,000/-           |
|Uttara                           |2,000/- to 3,000/-             |4,000/- to 5,000/-             |6,000/- to 10,000/-             |
|Bashundhara/Niketon               |2,500/- to 3,500/-             |3,500/- to 5,000/-             |5,500/- to 9,500/-             |
|Middle Dhaka                     |2,000/- to 3,000/-             |3,000/- to 4,000/-             |5,000/- to 7,000/-             |



  3.7 Present Market Scenario

  The present market condition is not going well because of many reasons. Government has stopped gas connection to new buildings as well as new apartments. Electricity connection to new apartments

has been stopped for more than year. Now Govt has withdrawn the embergo to new connection of electricity. 3% of total load has to be sourced from Solar Panel System which has to be installed before getting Load sanction from concerned authority. In this context, developers are unable to furnish the handover to its buyers and the joint venture partner. So, growth of the business in this situation is blocked.

  On the other hand, Share Market has been collapsed which disturbs all other business in the country. It has no sign of recovering even after interference of Prime Minister Sheikh Hasina. She has instructed the concerned to take initiative so that the market recovers. But it seems everything has gone in vain. One day market goes up and the other day it goes down. So people are now puzzled. They have lost their investment/wealth. Transaction in one day reached BDT 3000 Crore but now hardly it reaches BDT 500 Crore. So, the money is not rolling which is really stumbling block for whole economy.

    Foreign investment has been found to be reduced in grater scale.   The most expected investment in south Asian longest bridge Padma Bridge has been withdrawn by World Bank, JAICA and others.

  Furthermore, Government has taken loans from different government banks for its expenditure. Government recent decision to Quick rental for generation of electricity has forced the Quick rental owner to take loan from bank. These types of loan created liquidity crisis in the money market. Rangs Properties Limited is experiencing its effects on its revenue. New sales has been reduced alarmingly.

        8. Change of Demand Pattern

  Land price and apartment price

are increasing day by day. So, buying a land has become really very tough for an individual even bigger apartment. Middle income buyers are looking for smaller apartments. People who somehow want to have a space for their living, who want to have own address in Dhaka, look for smaller apartments. The increasing demand of apartments/living space forces to make lion portion of total apartments smaller. To meet the demand township development has already been started. Rupayon has developed a township in Narayangonj. The government through RAJUk is going to develop a partment project in its new project Jhilmil, located near Buriganga river, instead of it land project.

        9. Change of Registration Cost

  Registration in favor of buyer of any apartment/commercial space/ land is transfer of legal ownership. In case of leasehold property, the seller has to take permission from the lessor to transfer his/her property to the buyer. To take transfer permission seller has to deposit the fees to the lessor. The practice here in Dhaka is the Sale Permission Fess is taken from the buyer.

  After acquiring the sale permission from the concerned authority, Sale Deed is executed with the Registry Office.

  With the passage of time Registration Cost has been revised several times by the Government which is mentioned in the following table.

|                                 |Registration cost/sft in BDT                                                                   |
|Area/year                         |                                                                                               |
|                                 |2006                   

        |2008                           |2011                           |
|Gulshan                           |                               |                               |                               |
|Dhanmondi                         |                               |                               |                               |
|Banani                           |                               |                               |                               |
|Baridhara                         |                               |                               |                               |
|Uttara                           |                               |                               |                               |
|Bashundhara/Niketon               |                               |                               |                               |
|Middle Dhaka                     |                               |                               |                               |



  Conclusion:
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