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1.2.1 

created 

The context 

Exigencies 

by higher 

population growth than 

estimated, has not been 

effectively addressed in 

,the Master Plan. 

1.2.2 The thrust is 

for a land policy with 

realistic understanding 

of the present scenario. 
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INTRODUCTION 

The consultants have followed the TOR in the 

agreement which focuses on exploring alternative 
- -

techniques to land acquisition including land pooling that 

are possible to implement in the National Capital 

Territory of Delhi (NCTD). 

However, the consultants strongly realize, while dealing 

with such a vital and complex area of intervention like 

land development, one cannot just suggest application 

of alternative techniques to land acquisition without 

consideration of the following related important issues: 

• Sustainable development of Delhi;
• Adequate supply of land for urba_n

development according to the Master Plan
and

• Increase access to affordable developed land
for a majority of the population.

The Master Plan (MPD-62) clearly and rightly adopted a 

policy to use land as a resource in public interest and for 

overall benefit· of Delhi. Despite achievements on this 

count by the DOA during the Master Plan period (1962-

81 ), in the subsequent period {upto 2001) the fast 

changing scenario of development an_d the exigencies 

created by higher population growth than estimated and 

its impact on land development have not been 

effectively addressed and translated into the planning 

interventions adopted. 

The consultants' thrust is to realistically understand the 

emerging scenario and the associated compulsions 

regarding land development in Delhi, and accordingly, to 



1.2.3 Requirement 

of a land policy that is 

sustainable and benefits 

the majority of 

population 

1.2.4 Sustainable 

development of Delhi 

keeping in view its vast 

and ever expanding size. 

1.2.5 Severe stress 

on infrastructure caused 

due to rapid 

development 

compounded with 

inequality in access to 
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recommend innovative interventions to improve the land 

development situation for a better Delhi by 2021. 

In search for an effective lahd policy for a fast growing 

and very large metropolis like Delhi some considerations 

that are fundamental have to be kept in mind. In the 

case of Delhi, it is not simply the task to find some 

alternative methods and techniques that can quicken the 

process of land assembly and development for urban 

expansion. The task is more of putting in place a land 

policy followed by strategies and modalities of 

implementation that, firstly, is sustainable, and secondly, 

benefits the majority of the population to enhance 

access to developed land at reasonable prices. 

Sustainable development is at the core of Delhi's future 

development. Compared to its logistics and 

infrastructure support Delhi with over 12 million people is 

already too large. In the context of sustainable 

urbanization and development, the citizens cannot lose 

sight of the problems of size. Larger the city, greater is 

its ecological footprint and then its physical expanse 

often assumes a sprawling pattern. All this makes the 

city very expensive no matter what way one look at the 

cost. Besides, good and effective governance of a very 

large city like Delhi, requires· a very high level of 

governance and managerial clarity and support. 

It is important for the policy makers to realize that 

urbanization brings economic development; it should be 

welcome, provided it happens in a manageable way. 

The stresses on Delhi's infrastructure are quite severe 

and there exists extreme inequalities in access to even 

basic services like clean 

and adequate water, 

sanitation, 

education 

housing, 

basic infrastr-ucture 

needs to be taken care 

of. 

1.2.6 Increase in 

value of land arising due 

to land use conversion 

from rural to urban 

should be appropriately 

shared by the DDA and 

the landowner in order 

to meet the cost of 

development and 

provide necessary 

subsidy for the weaker 

sections 
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and health facilities. About a third of the population 

is deprived of these basics. Among others, at the 

core of this situation lies inequitable rise of cost of 

developed land provided by the city authorities. 

Future land policy for the city can be meaningful if it 

helps to create new conditions and opportunities on land 

that can improve the situation. 

Urban expansion is always accompanied with 

conversion of land use from rural to urban. In the 

process, there occurs a very significant increase in the 

value added component in favour of the urban land. 

Therefore, land policy must take cognizance of this and 

while implementing land pooling and other such 

techniques for urban development, it should be ensured 

that a value added component of the land in conversion 

is appropriately shared by the ODA and the landowner. 

The value added component should also be carefully 

utilized to generate revenue from land to meet all costs 

of development including the necessary subsidy for the 

economically weaker sections of the population while 

ensuring a reasonable quality in development. 

It is precisely in this context that the land policy for Delhi 

has been worked out by the consultants. 
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1.1 

1.2 

Background 

Land policy of 

1962 
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CHAPTER I 

OVERVIEW OF THE LAND POLICY OF DELHI 

To offset haphazard urban growth following the partition of 

the country, integrated planned development was initiated in 

1961. In order to guide this development through a Master 

Plan, Delhi Development Authority (ODA) was set up in 1957. 

By the Act of the parliament called the Delhi Development Act 

1957, the Delhi Development Authority (ODA), was 

constituted "to promote and secure the development of 

Delhi". The legislation enabled ODA with powers to 

implement the plan and acquire service, develop and dispose 

off the public owned lands in Delhi. The Plan was enforced in 

September 1962, with a 20-year perspective. 

For the first time in the country, a policy related to public 

ownership of large tracts of land was adopted which has been 

discussed in the next section. 

The land policy of Delhi came into force from mid 1961 

integrated with the first comprehensive land use development 

plan called the Master Plan for Delhi 1962 (MPD-62). The 

policy of "large-scale acquisition, Development and Disposal 

of land in Delhi, 1961" envisaged large-scale acquisition of 

land and release of the same to users on a perpetual ninety­

nine year lease system, using the Federal Land Acquisition 

Act of 1894, already in force as the legal tool. The policy of 

large scale acquisition aimed to offset the speculative land 

prices, stabilize land values, prevent concentration of urban 

land in the hands of a few, and ensure adequate supply of 

land for phased urban development. 



i) Land to be acquired by Delhi

Administration 

ii) Land to remain under public

ownership 

iii) Compensation cost to be

paid at market value 

iv) Revolving fund as a method

for financing urban 

development 

v) Progressive policy for the

socialization of urban land 
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The salient features of the policy were as follows: 

• Under the policy, land to be acquired · 'by the Delhi

Administration and handed over for development and

disposal to the DOA (for general development purpose),

to the Ministry of Housing (mainly for government

employee housing) and to the cooperatives.

• Land remained under public ownership and developed

plots or underdeveloped land sites were to be leased out

to individuals and cooperative societies on an equitable

basis, so that the benefits of planned growth accrue to the

common man.

• The main advantage of notifying huge chunks of land for

acquisition was to pay cost (compensation to the farmers)

at market value as on date of the initial notification, then

acquire the land in stages over a period (sometimes 15-

20 years) as per actual development requirements and

availability of funds to pay compensation. In this way the

government could also have a share in the future rise in

the value of land.

• A Revolving Fund, provided by the Central Government

was adopted as the method of financing the initial

development of land. The operation of the land policy

started in 1961 with an initial seed capital of Rupees

12.30 Crores. This was mainly in the form of Government

land, i.e., Nazul land. Revolving fund basically meant to

revolve the initial working capital in such a way that its

yields a handsome return on investment, which along with

the working capital is again ploughed back with a view to

secure increasing returns in each cycle of investment.

• Thus government sought to facilitate plan implementation

by enunciating a progressive policy for the socialization of

urban land through public acquisition of the entire area

proposed to be urbanized by the year 1981.

1.3 Master plan for 

Delhi - 1962 

1.4 Status of land 

acquired, developed and 

disposed from 1961-81 

i) Land acquired
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A brief review of MPD-62 and MPD-2001-the basic policy 

frame for guiding Delhi's development using large-scale 

acquisition, brings to fore the performance gaps in the large­

scale acquisition, development and disposal of land in Delhi. 

• MPD-62 was the first attempt of development through

comprehensive urban planning for the Union Territory of

Delhi, now called NCTD. The total area of NCTD is

1,48,300 hectares.

• Of this, the total urbanized area at the start of MPD-62

was 17,290 hectares and the same was proposed to be

extended to 44,777 hectares by 1981.

• The land acquired through the bulk acquisition policy was

mostly to be developed by ODA and disposed off to the

actual users after development, only on a long-term lease

basis i.e. 99 years.

• The urban population at the start of MPD-62 stood at 2.30

million. The projected population by 1981 as per MPD-62

was 4.60 million, later revised to 5.30 million.

• In the census of 1981, the urban population was 5. 7

million (excluding Nazafgarh and Narela).

• The total land proposed to be acquired during the plan

period (1961-81) was 27,487 hectares.

• Of the total area notified for acquisition only 15,540

hectares was acquired by March 1981.

• On an average, only 777 hectares of land was acquired

annually instead of 1372 hectares as intended to meet the

targets of the development set in the plan.

• Unauthorized colonies came up in most of the other lands

notified (or under litigation) but not acquired.
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• · It is interesting to note

that about 11 O 

unauthorized colonies 

existed (prior to 1961) 

which was regularized. 

Over and above those 

regularized, by 1979, 

360 more 

ii) Land developed

iii) Land disposed
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unauthorized colonies sprang up alone within the areas 

acquired for planned development. ( Source: Delhi 

Development Authority, 1999, Background Paper on 

Shelter). 

(Map - 1 shows Delhi as e_xisting in 1962, with an over all 

density of 133pph, whereas Map - 2 shows the MPD 62 

proposal for Delhi at an overall density of 133pph. However 

due to preemptive developments, the overall density 

achieved was 127pph through a mix of planned and 

unplanned growth). 

• MPD-62 proposed 19,174 hectares of land for residential

development of which, of which 4,694 hectares was

already committed to residential use prior to the plan.

Therefore, the remaining 14,479 hectares were proposed

to be developed in the plan period 1961-81.

• However, the land actually developed for residential

purpose by1984 was 7,316 hectares.

• The land disposal policy of the plan suggested a

distribution ratio of 50:30:20 (LIG: MIG: HIG).

The actual number of plots distributed to the various income 

categories till 1982 is given in Table 1.1. 

Table 1.1: Distribution of plots to various income 
categories till 1982 
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Source: Office of the 

Commissioner (Land), ODA, 

1982. 

iv) Observations

1.5 Amendments to 

the Land Acquisition Act, 

1984. 
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Category No. of plots % Plots Area (Ha) % of Area 

LIG 14,669 44.44 108.1 20.90 

MIG 5,820 17.63 109.1 21.09 

HIG 9,570 28.99 243.9 47.15 

Alternative 2,950 08.94 56.2 10.86 

Allotment 

Total 33,009 100.00 517.3 100.00 

• The achieved equity objective of the land policy was far

from the target set in the plan as seen in the distribution of

plots where HIG received more than 20% of the plots and

LIG and MIG below their targeted 50% and 30%

respectively.

• By 1981, the actual urban population (5.7 million) of the

metropolis had exceeded even the revised estimate of

MPD-62 (5.3 million).

• The actual public supply of developed land had fallen far

short of the actual need due to various reasons.

• In spite of public ownership of bulk land, the pace of

acquisition of land has been tardy. Only 56.60 % of the

land notified for acquisition could be acquired by 1981.

• Supply of land to users, particularly for residential

purposes was totally inadequate. By 1984, only 50 % of

the targeted residential land was completed and supplied

• Around 2.0 million of the total population of 5.70 million,

was accommodated for shelter between 1961-81, on

lands supplied by the authority. This means that

nearly1 .50 million found shelter through informal markets.

• The low pace of acquisition of land and acute shortage of

land for residential development coupled with grossly

underestimated MPD-62 Plan population targets is said to
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have resulted in the 

rapid expansion of 

informal land markets 

and unauthorized 

colonies. 

The Land Acquisition Act, 

1894 has been the main 

instrument for acquiring 

land, especially, as the 

.Urban Land Ceiling Act 

(ULCA) 1976 has proved to 

be unsuccessful. 

Comprehensive 

amendments in the Land 

Acquisition Act in 1984 

have made the law broad 

based and more specific for 

the needs of urbanization 

within a strict time frame 

though at a higher cost. 

(Krishna Pratap, "Alternative 

models for assemblage of land 

for development of NCR towns 

", SOR, Vol.1, no.5, 1994).
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1.6 Master plan for 

Delhi- 2001 

This required -
• The entire acquisition process to be completed and

compensation paid within 3 years of the initial notification.

This was aimed at bringing more responsibility in the

government functioning and to make bulk acquisition a

less tedious process.

• Quick acquisition on negotiated prices.

• An increase in the solatium to those whose land is being

acquired (i.e., from 15% to 30 %.)

6 

However, the amendments 

to the Land Acquisition Act 

have made the use of 

acquisition as a tool for land 

assembly, significantly more 

expensive. Also, at the 

same time, the acquiring 

and developing agency 

need to significantly 

augment their capabilities to 

adhere to the time frame of 

three years for the 

completion of the 

Acquisition process, 

otherwise, the land has to 

be renotified on the basis of 

market value at that time. 

A comprehensive review of 

the Master Plan, MPD-62 

was to be initiated in 1981 

for a twenty-year period. 

However this commenced 

only during 1980-85. MPD-

2001, incorporating the 

necessary modifications 

came into force on 1-8-1990 

for the planned 

development of Delhi. 

By 1991, MPD-62 was 

extended by about 4000 ha. 

So as to give a total of 

48,777 ha for planned 

development 
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(refer Map-3). However due to a continuation of a 

combination of planned and unplanned growth the overall 

density at that time was about 180 pph. 

The actual population for the two Master Plan target years 

had far exceeded the estimate can be observed from Table 

1.2. 
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Table 1.2: Actual and 
proposed population 
figures for Delhi 
Source: Census of India 

1981,2001; MPD - 62, MPD-

2001. 

The total area of the NCT of 

Delhi is 148,300 hectares of 

which in 1981, the area 

under urbanisable limit was 

44,777 hectares. (As per 

MPD - 62). The total urban 

population as per 1981 

Census was 5.70 million, of 

which, 5.45 million resided 

within the urbanisable limits 

while the balance of 0.25 

million resided in the 17 

settlements 

declared as 

by 1991 

'Towns' 

(Census 1981 ), beside 

Najafgarh and Narela. In 

48,777 ha. About 8.80 

million person resided to 

give a density of around 

180pph. 

As can be observed from 

table 1.3, the Plan 
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population in MPD-2001 within Delhi urbanisable limits was 

12.2 million. Hence, to accommodate the additional 

population of 6. 7 million the_ difference of the projected 

population as per MPD-2001 within the urbanisable limits 

(12.20 million) and actual population within urbanisable limits 

as per 1981 Census (5.45 million)], by 2001, MPD-2001 

envisaged a two-fold strategy: 

• It was proposed that 3.35 million of the additional

population of 6. 75 million could be accommodated within

Year Population as per Population projection as per 
Census (in million) Master Plan proposals 

(in million) 

NCTD Urban Rural NCTD Within Outside 

urbanisable urbanisable 

limit limit 

1981 6.20 5.70 0.50 6.22 5.30 0.92 

2001 13.7 12.80 0.90 12.8 12.173 0.637 

the urbamsable limit by 2001 by judicious in-fill and 

selected modification of densities. ( Source: pg 4, Population 

holding capacity of DUA-81, MPD-2001) 

• For the balance of 3.4 million, a strategy of " Cities within

cities" was proposed. A belt of new cities covering an area

of 18,000-24,000 hectares from Narela to Pappankala

was planned. In reality, these were city extension

schemes.

1. 7 Land policy of MPD 2001 
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1.8 Status of Land 

Acquired and Developed 

from 1981 to 2001 

i) Land acquired

The land policy of large­

scale bulk acquisition of 

land continued to be the 

only tool for assembling 

land. However, in view of 

increasing gap between the 

demand and supply of 

serviced land, the 

Government of India vide its 

order dated 19.06.1998 

reviewed the role of public 

agencies in acquisition, 

development and disposal 
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of land. It permitted the private sector to assemble the lands, 

develop housing and related facilities. 

The salient features of the scheme were: 

• The minimum area prescribed for land assembly was 30

acres (12 hectares) of contiguous land.

• The developer to pay 20 % of the market value of the

gross area to be developed on the basis of 100 F .A. R in

the shelter fund set up by DOA.

• To provide minimum 10% of the built up area for

EWS/LIG housing.

It has to be noted that the order however, does not detail out 

the operational aspects of land to be assembled by the 

private developer 

Master plan for Delhi 2001 actually envisaged the 

development of 20,000 ha of additional land as urban 

extension areas, of which the land earmarked for residential 

use was 12,000 ha. ("Monitoring frame for urban 

development, MPD 2001) 

• The MPD 2001 was for a canvas of 68,777 ha. (refer

Map-4) the urban extension was planned at a density of

170 pph, giving an overall density thereby of 177 pph.

• Between April 1981-82 and March 1991-92, 6763

hectares of land was acquired. During 1992-2000, only

2,744 hectares had been acquired.
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A significant feature of the land acquisition policy was the 

socialization of urban land. This achieved social equity 

objective too has been far short of actual need. 

• Over the last few years, the DDA have been pursuing the

developments of Narela, Rohini and Dwarka by

1. Availing of the 10,492 ha. Shown in the

MPD2001 but not yet developed

2. By adding a further 15,250 ha of new lands for

developments (including Vasant Kunj extension

etc., refer Map-6).

• Thus the total land available for development is 83,804

ha. Additional land is required for meeting the population

of 2021 and for this Map 6 shows lands, which are under

stress from the census towns of census 2001.

12 

2.1 

2.2 

Introduction 
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CHAPTER II 

NEED FOR LAND IN DELHI 

With significant increase in population pressure, the need is the 

provision of developed land for development at a much­

accelerated rate, perhaps more than the rate achieved in 1962-

2001. The experience in the use of acquisition as the only tool 

for land assembly shows a very significant shortfall between the 

planned targets and the actual achievements. In the wake of 

fast changing urban scenario, there is the need to explore use 

of alternate techniques of land assembly and development 

including Land Pooling to supplement the traditional land 

acquisition system. 

In the last four decades, in the NCT of Delhi, the decadal growth 

rate has been constantly above 50%, resulting in a population of 

13.80 million in 2001. However, the growth rate has declined to 

46.3% in 1991-2001. 

For the NCT Delhi population trend for the past 4 decades is 

given in Table 2.1. 

Table 2.1: Population Trend, 1961-2001. 

S. No. Year Population Decadal growth 
(in million) rate in% 

1 1961 2.66 52.44 

2 1971 4.40 52.93 

3 1981 6.25 53.00 

4 1991 9.40 51.45 

5 2001 13.80 46.30 

(Source: Census of India, 1961-2001) 
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2.3 Urban Rural 

Distribution of Population 
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As per MPD- 2001 the assigned population of NCT of Delhi by 

2001 was 12.80 million with 12.20 million urban and 0.6 million 

rural population respectively. According to NCR Plan 2001, 

however, the assigned population of NCT of Delhi was 11.20 

million (as approved by the NCRPB) with 11.0 million urban and 

0.2 million rural population respectively. 

Table 2.2: Urban- Rural Distribution of Population 1961-01 
Year Urban Rural 

Population Growth % of Population Growth % of 

(in million) rate Population (in million) rate Population 

(%) (%) 

1961 2.36 64.17 88.7 0.30 2.3 11.3 

1971 3.65 54.57 83.0 0.41 39.9 17.0 

1981 5.77 58.0 92.8 0.45 8.0 7.2 

1991 8.47 46.9 90.0 0.94 109.6 10.0 

2001 12.80 51 92.75 0.96 1.5 7.25 

Source: Census of India (1961-2001) 

As per Census 2001, NCT of Delhi comprises of 3 Statutory 

Towns mainly New Delhi Municipal Council, Delhi Cantonment 

Board, and the Delhi Municipal Corporation (Urban), 59 Census 

Towns, and 165 Villages. For identification of such Census 

Towns, for 2001, the above-referred criteria were applied f�r all 

those villages, which were having a population of 4000, and 

more as per the 1991 Census. Accordingly 59 villages were 

treated as Census Towns for Census 2001. 

Thus the urban component (as defined by Census 2001) for 

NCT of Delhi for Census 2001 comprises of 62 towns, i.e. 3 

Statutory towns and 59 Census Towns The three statutory 

towns of NCT of Delhi, namely, D.M.C (Urban), N.D.M.C and 

Delhi Cantonment (as per Census 2001 ), holds a population of 

10.25 million. 

Some villages are treated as 'urban' because they satisfied the criteria (b) of 

the definition of 'urban unit' (as per Census 2001) and such villages are 

termed as 'Census towns', although no notification for their urbanization has 

been issued by the State Government and the same continue to figure in 

revenue records as Villages. 
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2.4 Population 

distribution in NCTD -

2001 
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The distribution of population in the remaining of NCT of Delhi is 

given in the table below (Table 2.3): 

Table 2.3: Distribution of Population In NCTD - 2001 

s. Administrative unit Area Population Gross density 
N. (in ha) (in million) (persons per 

hectare) 

1 D.M.C. (urban) 599 0.98 163 

2 N.D.M.C. 42.74 0.30 70.20 

3 Delhi cantonment 42.97 0.125 30 

4 Census towns as - 0.11 **800 

designated in 1991 

census 

5 Additional villages - 0.15 **800 

turned to census 

towns in 2001 

census 

6 Rural settlements - 0.96 **800 

(Source: Census 2001, Study by INTACH on Review of MMP-2001,) 

(** According to the study carried out by INTACH the average 
population density of abadi areas and extended abadi areas is around 
800 pph while the gross density for an area like Rohini is 200 pph) 

According to a study carried out by INTACH for the review of 

Mini Master Plan (M.M.P.) 2001 for Delhi it is seen that the 

occupational profile in rural areas has swung sharply in favor of 

secondary and tertiary activities and that the share of primary 

sector has declined from 37% to 16% in the period 1971 to 1991 

(Census of India, 1971-91). 

The growth rate of migrants to urban Delhi shows declining 

trend and the growth rate of migrants to rural Delhi is showing a 

rising trend. This is because of the lack of housing facilities in 

urban areas, rural areas in turn; provide lower rents/lower land 

values, which encourage the low-income group. 
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2.5 Population 
Projection for NCTD :2021 
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Population projections for 2021 NCTD has been done by 

various groups and agencies. The projected population for the 

year 2021 ranges from 23 million to 32 million, as shown in the 

table below (Table2.4): 

Table 2.4: Population Projection for NCTD, 2021 

s. Agency/ Group Population (in million) 

N. 1991 2001 2021 

1 Census based growth trend 9.42 14.27* 32.73* 

2 NCR Planning Board Review 9.42 14.05* 29.00* 

3 RegistrarGeneral, Census 9.42 13.80* 27.40* 

4 World Bank 9.42 14.07* 24.77* 

5 Subgroup on pop projection- 9.42 13.80 22.50* 

MPD-2021 

Source: Report of the Subgroup on Population Pro1ection & Demographic 

Profile for Preparation of Master Plan for Delhi-2021 ), DOA. 

*Projected population

The projected population for Delhi by MPD-2021 ranges 

between 22 to 23 million (Table 2.5). The main assumptions are 

declining natural and migration growth rates. It is assumed that 

in the year 2021 rural- urban break up will be around 95% urban 

and 5% rural. 

Table 2.5: Projected Rural-Urban Distribution of NCTD, 2021 

Year Urban Rural 

Population % of Population % of 

(in million) Population (in million) Population 

1991 8.47 90.00 0.95 10.00 

2001 12.84 93.00 0.96 7.00 

2021 21.3* 95.00* 1.20* 5.00* 

22.0* 97.40* 0.50* 2.60 * 

(Source: Report of the Subgroup on Population pro1ecfton & Demographic 

profile for preparation of Master Plan for Delhi-2021) 

*Projected figures

15 

Population holding 

capacity of Delhi urban 

area - 1981 

2. 7 Available lands 

within NCTD for future 

urbanization 

1 
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NCT of Delhi's population has increased to 13.80 million, 

significantly exceeding the assigned population limits of 12.80 

million as envisaged in MPD 2001. The population in Delhi 

UA.81 limits i.e. in zone A TO H was approximately 9.5 million 

to 10.0 million in 2001 as shown in Table 2.6. 

This has also crossed the holding capacity limit of the area, 

which means, that an additional 0.4 million to 0.8 million of 

population is residing in this area. 

Table 2.6: Population in Delhi Urban Area - 1981 

Population in Delhi Urban Area -1981 with 

immediate extension (in million) 

S.No Division Holding As Proposed in Existing as per 

capacity MPD 2001 Census 2001 

1 A ' .  , .... 0.42 0.42 0.57* 

2 B 0.63 0.62 0.66* 

3 C 0.75 0.71 0.65* 

4 D 0.75 0.70 0.58* 

5 E 1.79 1.64 3.00* 

6 F 1.28 1.20 1.80* 

7 G 1.49 1.36 1.79* 

8 H 1.87 1.60 1.18* 

Total 9.00 9.25 10.23* 

. . .  

Source: MPD 2001 and Master Plan D1v1s1on DOA 

The total land of NCTD is 1,48,300 ha. Delhi urban area 1981 

has 44,777 ha of land. By 2001, about 24,000 ha of land was 

added to the urban area of Delhi 1981. Hence the balance of 

79,842 ha (say 80,000 ha) is still required. In absence of reliable 

details of the components of land included, it is assumed that 

50% of the land is under water bodies, forest, double-cropped, 

village abadis and towns outside the urban limit 2001. The 

Table 2.7 shows the details of land use/land cover breakup on 

the basis of remote sensing data /maps, 1999. 
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Table 2.7: Land use breakup in N.C.T.D.-1999 

S.N Land use/Land cover Area in % to total 

hectares area 

A. CONSTRAINTS

1 Built-up(includes area of rural 70,213 47.40 

settlements and roads) 

2 Ridge 7,770 05.23 

3 Farmhouses 4,900 03.30 

4 River bed 10,000 06.75 

5 Canals/drains/lakes /ponds 1,260 00.80 

TOTAL 94,000 63.00 

B: POTENTIAL FOR DEVELOPMENT 

6 Cultivated land (double crop + 44,500* 30.00 

single crop) 

7 Fallow 2,615 01.76 

8 Plantation 285 00.19 

9 Others*** 6,900 04.70 

TOTAL 54,300 37.00 

TOT AL AREA OF NCTD 1,48,300 100.00 

(Source: Base Paper for the preparation of Region�/ Plan-2021, MPD 2001) 

*Estimated figure, does not include the area cultivated in and scrub Yamuna

riverbed 

***Others include waste land approximately 60.0 sq km., stone quarry and 

brick kiln approximately 3.3 sq. Km. Plus plantation.) 

The above table reveals that, the area of NCTD is 1,48,300ha. 

Out of this, around 72% (1,03,800 ha) of land cannot be made 

available for future urban extension. Hence, the possibility of 

land availability in NCTD for urban extension by 2021 is 35,000 

ha at the maximum. 

17 

2.8 Land requirement 

tor 2021 

Scenario I 
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As Suggested By Sub Group On Regional And Sub regional 

Aspects 

In terms of density, due to redensification strategy of MPD 

2001,the overall gross density became 185 pph compared to 

120 pph envisaged in the MPD-1981.This in terms of gross 

residential density would be around 350 to 375 pph compared 

to 200 to 225 pph respectively of MPD'62. The trend based 

population scenario for Delhi urban area being in the range of 

23 million to 25 million for 2021. With nearly 60% of the NCT 

Delhi area already urbanized, it would be impossible for the 

NCT to physically accommodate this massive additional urban 

expansion even if the entire NCT area were to be urbanized 

with practically no rural zone. 

Even if a conservative estimated population figure of 23 million 

for .the year 2021 were to be taken (as is being contemplated) it 

would also require substantial increase in urbanisable area, 

along with very strong measures to deflect part of additional 

population to the OMA towns and perhaps to the rest of the 

NCR There could still be possibility of further intensification of 

development density in the existing Delhi UA 2001, which could 

be explored to achieve gross residential density even up to 450 

to 500 pph to accommodate 4 million more with in the present 

committed urbanisable area. 

Such significant increase in density, if developed, would bring 

great changes into the urban structure of Delhi besides putting 

very high pressure on the city infrastructure and services, which 

are already running at levels far short of the actual need. 

Further, from the point of maintaining a reasonable quality of 

living within the metropolis and adjacent urban areas it may not 

be desirable, even possible to, increase density in major part 

of the existing urban area. 
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Najafgarh and Narela and other census towns of NCT would 

also need to be planned to absorb part of the.population in a 

more compact form of nodal development. On a rough estimate 

about one million of the additional urban population by 

2021could possibly be absorbed in these towns. If possible, this 

would reduce the demand for substantial increase in the 

urbanisable area of Delhi for MPD 2001. 

The summary of suggestion made by the group is:-

a) Restrain the urbanisable limits for 2021 with in the present

committed urbanisable area of 8,83,804 ha, with minimum

urban extension for 2021

b) Increase the holding capacity of existing urbanisable limit

to19.0 million.

Census towns including Najafgarh and Narela to be developed 

as compact-population nodes. 

By Delhi Development Authority 

As per DDA sources the present Delhi urban area is 60,000 

ha., and for the plan population of 23 million an additional land 

of 50,000 ha is needed with present density and intensity of use. 

If this much additional area is included in the MPD- 2021, the 

total urban area will be 1, 10,000 ha, comprising 75% of the total 

NCTD area. 

I. DDA is considering three options for the city spread:

Continue with the adoption of present planning

standards and accept the city to grow horizontally based

on a least resistance option.

11. Contain the city within present spread and retain rural

zone as existing based on an ecologically most

acceptable option.

111. Opt for densification with higher density & use intensity,

optimum utilization of large chunks of unutilized /

underutilized land parcels within present urban limit (i.e.

thinly built up areas like R. K. Pu ram etc. and land parcels

19 

Scenario Ill 
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with Pusa Agricultural institute, Safdarjung Airport, Other 

Airport Authority lands, Delhi Cantonment & other 

Defense & Govt. lands etc.) and allow the city to grow 

more vertically. The Development should be high 

density, high-rise with more open space/parks at the 

ground level. JJ clusters and Industrial workers near 

the workstations should also be provided multi-storied 

low cost housing facilities. 

As suggested in the study " Review of Mini Master Plan 
2001" conducted by INTACH. 

This study presents a different picture., in contrast to previous 

approaches in the Master plan ( both MPD - 2001 and MMP -

2001 ). As urbanization of villages is unavoidable, the study 

proposes an alte�native strategy, under which each village can 

be ·spatially planned as part of a settlement system and have a 

planned growth towards accommodating an enhanced 

population, facilities and functions. This would result in a 

fundamentally different spatial structure for rural Delhi as 

compared to conventional urbanization. 

According to this study about 150 rural villages can each have 

20,000 - 40,000 population thus accommodating a population 

of 4.5 million i.e. the population growth need not agglomerate in 

an undifferentiated urban mass but can be dispersed over 

several settlements. The overall land required would be30, 000 

ha. This would allow for a phased incremental growth rather 

than wholesale urbanization. 

Incremental land acquisition in small parcels would prevent 

artificial depression of the land market and also prevent massive 

state funds being locked unproductively for long periods. 

The spatial plan will produce a desirable growth pattern, with 

greater room for flexibility in response to changing 

circumstances. The MPD 2021 can plan around the area 

between these settlements and can, in fact, take these in to 

account. 
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ANNEX -1: BASIS OF THE LANDBARTER MODEL. 

Parameters: 

1. Model has been worked out on a module of 1 Oha of land at city level.

2. Landuse distribution is based on master plan norms.

3. Housing distribution is assumed to be as follows.

EWS = 40 %, LIG = 30 %, MIG= 20%, HIG= 10 %

The government of India notification (dated march 5'th 1999) ensures that in any

housing scheme a minimum of 20% of DUs has to be reserved for the LIG.

Following the notification, it is reasonable to assume that no land owner/promoter

would provide more than 20% of the DUs for the LIG. Therefore out of 30% of

DUs required for LIG (as mentioned above) landowner will provide around 10%

of the LIG DUs and rest of the LIG DUs will be the responsibility of the ODA.

4. It has assumed that ODA will provide housing for EWS (40%) and a part of LIG

(20%), and landowner will take care of all the Hl0 (10%) and MIG (20%) DUs

and 10% of the LIG units. Therefore housi"ng distribution between DOA and

landowner will be at the ratio of 60: 40.

5. As per master plan norms, out of 10 ha. 50 %( i.e. 5.0 ha) of land is for non­

residential activities and rest of 50%( i.e. 5.0 ha) is for gross residential use. Area

for facilities at gross residential land has been taken as 9.05 sqm /person. Area

for circulation, which includes zonal level/sector level and residential streets, has

been taken as 7.5 % of the gross residential area.

(a) Total land at master plan level = 10 ha.

(b) Total gross residential land = 5.0 ha. 

(c) Area for circulation (7.5%) = .375 ha. 

(d) Area under facilities

(@ 9. 05 sqm/person)

v= it will depend upon the density of GRA 

6. For working out the model, various parameters relating to land sharing between

the landowner and ODA, population density, DU density, no. of DUs FAR etc are

examined .The recommended (MPD-2001) population density has been taken for

consideration which ranges between 350 pph to 600 pph and ratio of land to be

shared between land owners and the DOA ranges from 12.5 % to 16 %

respectively and accordingly DUs density, no. of DUs, size of DUs varies. The

details of these parameters has been provided in Table -1,11,111.



A module of development with population density of 450 pph, and land to be given back 

to land owner @ 15% has been presented below-

MODULE-I: 

• Population density

• Land to be returned to land owner

• Gross residential area

=450 pph 

=15% 

= 5.0 ha. 

• Total population to be accommodated =2250 persons 

• Area under facilities@ 9.05 sqm/person = 2250 * 9.05 =20362sqmt 

= 2.0362 ha. 

• Net residential area of the scheme

Under facilities

= GRA - area under circulation - area 

= 5.0 - .375-.2.0362 

= 2.5888 ha. Say 2.6 ha. 

• No. of DUs required to accommodate 2250 population. (Where 4.8 is the average

family size) = 2250/4.8 = 468 say 470 DUs

• These 470 DUs as per assumption are to be distributed among land owner and

• 

ODA at the ratio of 40%: 60%.therefore;

DUs to be constructed by landowner (40%) = 470*40/100 = 188

So DUs to be constructed by DOA (60%) =470*60/100 = 282

Now as 15 % of land is to be returned to land owner, therefore;

Land retained by landowner =15 % of 5.0 ha GRA. = 1.5 ha. 

Land retained by ODA = net residential land -

land retained by land owner 

=2.6 - 1.5 

1. Details of housing to be on the land owners land

(a) Case -1: when far is 1.67

= 1.1 ha. 

• Total built-up space available with land owner =1.67*1.5 

=25000sq.mt. 

=2.5 ha 

• Total DUs to be constructed

• Therefore average DU size

• DUs density

• Population density at r'1et residential area level.

=188 

= 25000/188=132 sqm 

= 188/1.5 = 125 Dus /hect. 

=188*4.8/1.5 =600 pph 

11 

(b) Case -ii when far is 1.33

• Total built-up space available with landowner =1.33*1.5

=19950 sqm 

=1.995ha. 

There fore average du.size 

Population density at net residential level. 

(2) Details of housing on the land retained by DOA

(c) Case -1: when far is 1.67

= 19950/188 

=188*4.8/1.5 

=105 sqm. 

=600 pph 

• Total built-up space available with land owner =1.67*1.1 =1.837,��a

=18370sq.mt. 

• Total DUs to be constructed =282 

• Therefore average DU.size = 18370/282=65 sqm. 

• DUs density =282/1.1 =256 DUs/ha. 

• Population density at net residential level. =282*4.8/1.1 =1230 say 1200pph 

(d) Case -ii when far is 1.33

• Total built-up space available with land owner =1.33*1.1 =1.463ha.

=14630sqmt 

• There fore average DU.size = 14630/282 =52 sqm. 

• Population density at net residential level. =282*4.8/1.1 =1230 say 1200pph 
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2.1 Context 

2.2 Pace of land 

development in the 

Master Plan 

Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

SUMMARY 

Experience of the last four ·decades of planned intervention 

and use of bulk land acquisition as the policy for land 

development since the MPD-62, clearly points at the need for 
I, 

new methods & innovations to enhance access to af{ordable 

land for all. To formulate a land policy appropriate for the 

development of Delhi, the current land policy of· bulk land 

acquisition has been reviewed in the context of the 

performance gaps and the emerging urba,n scenario in Delhi

for the year 2021. 

The pace of land acquisition/development under the current 

land policy is as follows-

• Only an average of 777 hectares of land was acquired

annually instead of 1,372 hectares as intended to meet the

targets of the development set in the MPD-62 in the period

of 1962-1981. During 1981-2001, against a planned

acquisition of 24,0.00 hectares, 9,507 hectares were

acquired by 2001, which was only 39.6% of the target.

• Around 14,479 hectares of land was proposed to be

developed in the plan period 1961-81. However, by 1984

the land actually developed for residential purpose was

7,316 Hectares.

• In the various sub cities envisaged under MPD-2001, of

the total 17,493.15 hectares proposed to be developed;

only 8,388.15 hectares (47.95%) of serviced land was

made available by 2001.

• Significant shortfalls between Plan targets and actual

achievements make it imperative to supplement the

current Land Acquisition policy.
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2.3 Need for land 

Summary 
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As observed from above, there is a significant backlog in the 

supply of developed land to accommodate the present urban 

population (12.8 million) of Delhi, which in turn has exceeded 

the Plan population targets. 

As per census, 2001, the population of Delhi is 13.8 million 

with an urban-rural distribution of 12.80 million and 0.96 million 

respectively. Population projection by different groups has 

been given in Table 2.1. 

Table 2.1 Population Projections For NCTD 2021 

S. No. Agency / Group Population (in million) 

1991 2001 2021 

1 Census based growth trend 9.42 14.270* 32.73* 

2 NCR Planning Board Review 9.42 14.05* 29.00* 

3 Registrar General, Census 9.42 13.80* 27.40* 

4 World Bank 9.42 14.07* 24.77* 

5 Sub Group on population 9.42 13.80 22.50* 
projection-MPD-2021 

Source: Report of The Subgroup on Population Projection & Demographic 

Profile for Preparation of MPD-2021 

* Projected population

Out of 12.8 million of urban -population, approximately 11.25 

million resides within MPD-2001 urban area and rest is settled 

(1.59 million) in census towns falling outside the MPD 2001 

urban limits. The projected population for 2021 (as per sub 

group on demographic profile, MPD.2021) is 22.50 million with 

an urban rural distribution of 22.0 million and 0.50 million 

respectively. The projection of rural-urban population is given 

in Table 2.2. 

5 Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

Table 2.2 Projected Rural Urban population distribution 

Year Urban Rural 

Population % to total Population % to total 

(In million) 
population 

(In million) 
population 

1991 8.47 90.00 0.95 10.00 

2001 12.84 93.00 0.96 7.00 

2021 21.30* 95.00* 1.20* 5.00* 

22.00* 97.40* 0.50* 2.60* 

Source: Report of the -Subgroup on Population projection &

Demographic profile for preparation of MPD-2021) 

*Projected figures

Under MPD, 2001, a belt of new sub-cities (as contiguous 

growth centers) covering an area of 18000-24000 Hectares 

from Narela to Pappankala was planned for 4.00 million 

population. The three sub-cities namely Narela, Dwarka, and 

Rohini, till date have a total population of approximately 2.00 

million. 

Therefore, by 2021, an additional 2.00 million population as 

planned, under MPD 2001, can be accommodated within three 

sub cities. For the balance 7.16 million (9.16 million-2.0 

million) population, new urban areas have to be developed. 

Taking the city density @ 167 pph. (M.P.D.2001) for urban 

extension areas, the additional land required for 2021 works 

out to be 43, 113 ha. 

It has to be kept in view that above projected land requirement 

does not include land required for additional rural population 

by 2021, and land required for relocation of slums/ squatters 

(as per current policy). 

The total area of NCTD is 1,48,639 ha (as shown in the 

following table). Delhi urban area 1981 has 44,777 ha of land. 
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Summary 
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By 2001, about 24,000 ha of land was added to the urban area 

of Delhi 1981. Hence the balance of 79,842 ha (say 80,000 

ha) is still required. In absence of reliable details of the 

components of land included, it is assumed that 50% of the 

land is under water bodies, forest, double-cropped, village 

abadis and towns outside the urban limit 2001. Table 2.3 

shows the details of land categories on the basis of remote 

sensing data / maps, 1999. 

Table 2.3 : Land use breakup in NCTD. 

s. Land use Area in % To total 

No. hectares area 

A: CONSTRAINTS 

1 Built-up (includes area of rural 70,213 47.40 

settlements and roads) 

2 Ridge 7770 05.23 

3 Farmhouses 4,900 03.30 

4 River bed 10,000 06.75 

5 Canals/drains/lakes /ponds 1,260 00.80 

TOTAL 94,000 63.00 

B: POTENTIAL FOR DEVELOPMENT 

6 Cultivated land (double crop + single 44,500* 30.00 
crop) 

7 Fallow 
, 

2,615 01.76 

8 Plantation 285 00.19 

9 Others** 6.900 04.70 

TOTAL 54.300 37.00 

TOTAL AREA OF NCTD 1,48,300 100.00 

*Estimated figure, does not include the area cultivated m and scrub

land in the Yamuna River. 

** Others include waste land approximately 60 sq km, stone quarry 

and brick kiln approximately 3.3 sq km plus plantation. 
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2.4 Bulk Land 

Acquisition Policy 

2.4. 1 Constraints 

a. Dissatisfaction of the

landowners 

compensation 

regarding 

b. Enhanced compensation

leading to delays in land 

acquisition 

Summary 
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Thus, following the above table, as mentioned before, the area 

of NCTD is 1, 48,300ha. Of this, around 72 %( 1, 03,800 ha) of 

land cannot be made available for future urban extension. 

Hence, the possibility of land availability in NCTD for urban 

extension by 2021 is 35,000 ha at the maximum. 

Therefore, to formulate a land policy for De!hi, the ground 

realities of limited land availability coupled with high rate 

of population growth, and the fact that, a substantial 

section of the population (30%), in economically weaker 

section are unable to afford urban land at market rate ,

needs to be considered and accorded priority. This is 

essential to ensure a much faster rate of land 

development for urban growth by 2001. This shows that 

land acquisition as the only tool for assembly of land had 

significant shortfalls between the planned targets and actual 

achievements. 

This short fall in land acquired /developed can be primarily 

attributed to the following reasons: 

• Dissatisfaction of the landowners on the compensation

package led to disputes and litigations thus slowing down

the process of land acquisition.

• The land Acquisition Act of 1894, after modification in

1984, has pushed up the cost of acquisition substantially

over and above the market value. Now the government

has to arrange for money soon after the notification under

section (u/s) 4, to pay an increased interest rate in case of

delay and also to pay for enhanced compensation that

keep coming over a long period (sometimes 15-20 years)
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c. Delays in alternate

allotment further increases 

costs 

d. Extra administrative

work on part of ODA 

causes further delays 

e. Vacant plots of land

under litigation has been 

encroached upon by 

unauthorized colonies 

f Lack of provision of 

adequate land for 

LIGIEWS has also led to 

unauthorized colonies 

g. Land policy not in

consonance with master 

plan proposals 

Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc 

due to judgments of District high courts. (As per DDA 

records, the actual cost of land acquisition . in 2002 is 

around 25 lakh/acre, whereas in reality it comes out to be 

40 lakh/acre if enhanced compensation and litigation 

charges are also taken into account). 

• Delays in Alternate Allotments as well as provision of

services and basic facilities further added to the cost and

the rate of interest.

• Enhancement in compensation awarded by the court mean

managing additional resources and extra administrative

work on the part of the Development Authority, which in

turn delays the land acquisition and development process.

• Pockets and plots of land under litigation for a long time

and hence been left vacant has been encroached upon by

unauthorized and JJ colonies. Such pockets have no

sanctions by the authority.

• Slow pace of land development and pricing out of the

LIG/EWS from the formal land market has also been

another reason for the proliferation of unauthorized

colonies, slums and squatters in urban and rural Delhi.

• The present urban land policy is not in consonance with

the Master Plan proposals both in terms of phases of

development and in land use.

All the above have resulted in public supply of land falling 

short of demand (mainly because of operational bottlenecks 

and procedural delays) and of physical targets not being met. 
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2.5 Alternative 

Techniques to land 

development and their 

relevance to Delhi 

2.5.1 Town Planning 

Schemes - the Gujarat 

experience 

Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

Thus for the above, it is felt that an alternate land development 

model is required that is simple to operate and attractive to the 

landowner and which can quicken the process of land 

assembly. Hence a brief review of the alternative techniques of 

land assembly practiced in other cities of India are presented 

below-

The alternative techniques of land assembly reviewed include 

Town Planning schemes in Gujarat, Guided Land 

Development (Haryana Model), Ghaziabad Development 

Authority Model, and the Neida Model. The relevance of these 

techniques in Delhi's context has been discussed in terms of 

four aspects, which merit consideration in formulating a land 

policy for Delhi. These are, 

• Pace and scale of development,

• Attractiveness of the model to the stakeholders,

• The role of the government and,

• Provision for EWS/ LIG categories.

The salient features of the model include-

• The responsibility of initiating implementing, and investing

in the schemes rests with the Development I Local

Authority. The cost of implementation of a TP scheme is

met through the annual budget of the local authority (LA).

Cost recovery from a TP scheme project is in the form of

owners' contribution which is upto half of the estimated

increase in land value due to the implementation of the

projects.

• The model is applicable in residential pockets with an

average size of a scheme varying between 22 ha· to 400

ha. TP schemes incorporate only layout level facilities. The

model is most attractive to the landowner who gets back

54% of the land.

10 



2.5.2 Haryana Model 

2.5.3 Ghaziabad 

Model 

Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

• The Development Authority acts as the. facilitator by

issuing licenses after permitting the acquisition of land by

the private developers from the farmers directly at

negotiated market prices. The private developer thereafter

assumes the role of a colonizer. The model is applicable in

residential sectors only and the minimum viable size for

the scheme is 40 hectares.

• The model takes care of the layout level facilities only. The

entire process of negotiating the land purchase and

development is to be completed within three years.

• The model requires the colonizer to provide for 20% of the

plots to EWS/LIG cate§ories at predetermined rates.

• A joint venture between the Development Authority and the

Private Developer, where, the land acquisition provisions

are combined with financing proposals. The equity sharing

between the Development Authority and Private developer

is in the ratio of 10:90. This not only reduces the cost

burden on the Authority but, at the same time, the

compensation package (market value of land, plus 15% of

uprooting allowance, plus, 15sqm of commercial land)

streamlines implementation by reducing the litigations and

constraints of the traditional land acquisition process.

• The private developer earns revenue from the sale of 60%

of plots in the free market. However, the model is most

attractive for the Development Authority, as apart from the

less investment, and free of cost facilities, it earns annual

revenue of 1 % from the Private developer (tie up cost

index).

• In this model, 20% of the plots are reserved for the EWS /

LIG at pre-determined rates.

• The model is applicable in selective residential areas with

a minimum size of 50 acres. It does not take into

consideration the city /zonal level infrastructure facilities.

11 

2.5.4 Noida Model 

2.5.5 Relevance of 

the models in the case 

of Delhi 

Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

The Noida model includes a new modified approach of land 

acquisition system, which has the following features: 

• Compensation rates are revised after every financial year

by linking them to " consumer price index"

• Compensation rates are determined irrespective of

location (i.e. no belting system).

• A seP,arate rehabilitation package in the form of additional

15% on basic land acquisition rate along with land

compensation @ 1 /5 of actual plot value

• Development levies are charged from villagers

• Linking land acquisition rate to the consumer price index is

a more practical and feasible idea to over come the

problems of litigation and enhanced compensation.

In view of the fast pace of development that Delhi needs in 

order to cater to the rapidly increasing population, that model 

of land development should be adopted that is replicable and 

applicable on a large scale of 1000 hectares and above. Also, 

the model should not be confined to the residential pockets 

only. 

• In the case studies discussed above (excluding the Noida

model), scale is limited upto 100 or 80 hectares and that

too within the residential pockets. The viability of

replicating and up-scaling these models have to be seen.

• The Haryana and Ghaziabad models provide for a

reservation of 20% of plots for EWS /LIG. In this, two major

aspects merit consideration. Firstly, whether, this quantum

of provision in Delhi's context would be sufficient,

considering that approximately 70% of the total population

belongs to EWS and LIG. Secondly, going by experience,

the concept of social equity of land does not fit in with the

profit making objectives of the private developers. Also

20% plots in terms of land component works out to be very

less (8 to 9%).
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2.6 Proposed 

Model for Delhi 

Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

• Private developers and the Development Authority seem to

be the major beneficiaries in the Haryana and -Ghaziabad

models. The farmer / landowner though adequately

compensated for, has no role to play once the acquisition

negotiations are complete. Ghaziabad model is more

attractive for the Development Authority. The aspect of

annual revenue to the Authority by the Developer, to a

certain extent solves the problem associated with the lack

of resources with the Development Authority.

• It has to be seen whether the linking of compensation rates

to the consumer price index as in the case of Noida, can

be worked out in the- current Land acquisition policy of

Delhi, so as to streamline implementation.

• Be it the TP schemes, or the Haryana and Ghaziabad

models, the provision of infrastructure is limited to the

layout level and does not take into account the Master

Plan / Zonal Level facilities.

A Land pooling cum Barter model has been proposed for 

development within the planned project areas in Delhi. This 

involves land component as barter, instead of monetary 

compensation in the land acquisition process. Main features of 

the model are as follows:-

• To ensure rational and attractive returns to the farmers.

This can be achieved by returning net residential

developed land upto 16% (12.5% to 16%) of the land

under notification of section 4 surrendered to DOA by the

landowner.

• This leaves upto 84% of land with DOA to meet the

Master Plan/ Zonal Plan/ level infrastructure requirements

to be provided by DOA.

• ODA gets 100% of the land for an area earmarked for

development in lieu of the net residential land upto 16%

13 

2. 7 · Designating

Areas for application 

of the model 

Summary 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

returned to the landowner within a developed area. 

• 12.5-16% of land given for barter is based on the plan

prepared and executed by the ODA and the conditions

mentioned in the plan will be applicable.

• All development would be as per DC rules.

• In the 84% of the land remaining, the -Development

Authority develops all housing for EWS and part of the

total DUs for LIG along with all the facilities at Master Plan

/ Zonal Plan level. The landowner on the other hand has to

provide all housing for HIG and MIG and a part of the total

DUs for LIG in the land returned to him. Through this the

model seeks to achieve the social equity of land.

• The landowner does not feel deprived of his land when he

is given compensation in terms of land and he is also left

with numerous options like-

• Retaining the land with him, to partially or totally

dispose the land.

• Wait for land prices to rise in the market and sell the

land to developers at market rates

• Come forward as a promoter.

• The Barter system takes into account the entire spectrum

of development, including the facilities to be provided at

Master Plan/ Zonal Plan/ Layout level. It is not a piecemeal

approach to development.

• The model can be replicated and up scaled.

The model can be applied/practiced in the following areas-

• Areas where the pressure of urban development is very

intense; 

• Areas where the pressure of urban development is '

moderate;

• Areas where urban development is to be promoted.
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3.0 introduction 

3. 1 Guided land

Development

(Haryana model)

3. 1. 1 Objective

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

r 

3.0 ALTERNATIVE TECHNIQUES OF LAND ASSEMBLY 

There is a need for exploring alternative techniques of land 

assembly to supplement the Large scale Acquisition, 

Development, and Disposal Policy for urban land development 

currently in practice in Delhi. This has become particularly 

necessary in the light of the performance gaps, the ever­

increasing population pressure, and inherent problems of the 

Bulk Acquisition Policy due to various reasons as seen in 

chapter one. The chapter briefly sketches some of the 

innovative techniques already in force in India and other 

countries and draws upon their related experiences for financing 

and providing adequate land supply 

A bold experiment in land assembly, development and disposal 

was initiated in Haryana using the Haryana Development & 

Regulations of Urban Areas Act, 1975, as the legal tool in 

addition to, compulsory land acquisition. Under this, greater 

participation of the private sector was sought in the supply of 

serviced urban land. It utilized the technique of 'Negotiated Land 

Purchase ', wherein; the private developer ·could acquire land 

directly from the farmers at the market price. At the same time, it 

permitted a landowner to assume the role of a colonizer with 

certain conditions attached. 

• To provide developed land for housing at a faster pace,

through land assembly by out right purchase from farmers,

thereby avoiding the delays encountered in the land

acquisition process;

• To meet the social objective of making land affordable to the

poorer sections of the society by earmarking a percentage

of plots/flats for LIG and EWS.

Alternative Techniques of Land Assembly 21 



3.1.2 Legal Aspects 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

• The guiding legal instrument is the Haryana Development &

Regulations Urban Areas Act, 1975, wherein; in designated

areas the authority enables the private developers to

assemble land.

• Issue of licenses to the private developers under the

section 3 of the Act, for a period of 2 years.

• An integrated approach to development, which includes

3.1.3 Operational Details developing residential areas along with commercial and

educational components.

3. 1.4 Institutional frame

3.1.5 Financing 

• Payment to the Development Authority for offsite

infrastructural costs;

• Setting aside of plots for low income groups

• Haryana Urban Development Authority (HUDA) is the legal

agency for undertaking land development activities. HUDA

provides off-site infrastructure in association with other

development agencies in the government sector.

Management, Monitoring and application of necessary

correctives on a private developer's operations are carried

out by Director, Town and Country Planning, Haryana.

• For assembling and developing land, the private developer

has to apply to the Director, Town and Country Planning,

with details of land and layout of the colony. Internal

infrastructure is the responsibility of the developer

developing the land.

The private colonizer uses the self-finance approach to 

purchase land by raising loans from the market, and cross­

subsidizing LIG/EWS plots through sale of remaining plots. 

Also, the private developers has to furnish a bank guarantee 

equal to 25 % of the total cost of the internal and external 

development in the beginning, and keep 30% of the inflow of 

funds from the plot buyers in a separate account for the internal 

development. 

Alternative Techniques of Land Assembly 22 

3.2.6 Scale of 

operation 

3.2. 7 Time frame 

3.2.8 Conditions for 

Issue of license to the 

Private developer 

3.2.9 Major 

achievements 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

A minimum of 100 acres (40.5 Hectares) of land is required for 

the issue of license to the private developer who wants to 

assemble and develop the land. 

Development to be completed within 2 years. If case not 

completed, an application for extension of license period has to 

be made, thereby, extending the period by 3 more years. 

The issue of license is subject to the following conditions: 

• Reservation of 20% of residential plots for EWS and LIG

category (in the size range between 50 sq m and 125 sq m)

-to be allotted through the system specified by HUDA.

• Reservation of 25% of residential plots in the size range of

125 - 225 sq m on 'no-profit-no-loss' basis.

• A maximum of 55% of the plots to be disposed off at profits.

• Payment of external development charges as determined by

the Director, Town and Country Planning.

• Payment of service charges for the total plot area and

handing over the requisite land for water and sewage

treatment works till completion of external services.

• Construction of building for community purposes and

transfer of the same to the government free of cost.

• Responsibility for maintenance of the services of the colony

for a period of 5 years till the date of transfer of the colony to

the government free of cost.

• The developer is permitted a ceiling of a maximum net profit

of 15% of the total project cost after making provisions of

statutory tax. If the net profit is more, surplus has to be

deposited with the government within 2 months.

• Average time period between the acquisition and

completions of development work is about 2 years, thereby

avoiding the difficulties and delays of the acquisition

process. Time required for the construction of buildings on

plots is between one to two years.

A . . • Red, iced pcess, ice on the government to pay compensation-
ttemahve Techniques of Land Assembly 23 
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3.7 Case studies - a quick

assessment 

Basic Characteristics 

Partnership Details 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

Haryana Model 

The model employs the technique of Negotiated Land 

Purchase, wherein; private developers acquire land directly from 

the farmers at the market price. 

Ghaziabad Model 

The Development Authority through negotiations acquires Land 

with the landowners .The cost of acquisition is shared between 

the Development Authority and the Private developer on an 

equity basis. 

Proposed Delhi Model 

The proposed Barter System is an alternative to the acquisition 

process. Land is surrendered by landowners, in lieu of which, 

they receive a fixed percentage of developed land as 

compensation. 

Haryana Model 

Partnership between the Development Authority and Private 

developers / land owners, wherein, the private developer / 

landowner assumes the role of a colonizer. 

Ghaziabad Model 

Joint Venture between the Development Authority and Private 

Developer (who prequalified through highest bid). Private 

developer carries out all development works. 

Proposed Delhi Model 

Direct partnership between the Development Authority and the 

landowners. 

Land development carried out by the Development Authority 

and a percentage of the serviced land is returned to the 

landowner 

Alternative T echniaues of Land Assemblv 39 



Scale of 

Development 

Equity Sharing 

Provision for L/GIEWS 

Land Policy for Delhi considering the Technigues of Land Pooling etc. 

Haryana Model 

Development limited to residential sectors , with minimum area 

of 40 acres necessary for development. 

Ghaziabad Model 

Development in selective residential sectors only. Scale of 

development is around 50 acres. 

Proposed Delhi Model 

Scale of development is huge, over 1000 hectares, and not 

limited to residential sectors only. 

Haryana Model 

Full equity with the developer. 

Ghaziabad Model 

Equity sharing between Development Authority and Private 

Developer for all costs in ratio of 10:90. 

Proposed Delhi Model 

Full equity with the Development Authority, with no cost sharing 

with the landowner. 

Haryana Model 

Reservation of 20% of the residential plots for EWS / LIG at 

predetermined rates, with 25% of plots to be sold at no profit no 

loss basis. 

Ghaziabad Model 

20% of plots reserved for EWS/LIG. Price determined in 

consultation with Development Authority, and allotment through 

lots. 

Proposed Delhi Model 

Development Authority keeps 10-13% of the net residential land 

for LIG/ EWS, to be developed and sold by the authority itself. 
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Infrastructure 

Development 

Land Policy for Delhi considering the Technigues of Land Pooling etc. 

Haryana Model 

• Colonizer is responsible for all internal development .

• Pays external development charges as determined by the

Director TCPO.

• Pays service charges for the total plot area .

• Responsible for the maintenance of services of the colony

for 5 years, till the date of transfer of the colony to the

government free of cost.

Ghaziabad Model 

• Private developer holds 90% equity of the acquisition cost

• Pays the entire internal as well as external development

cost.

• Develops and provides the facilities of Post office, Police

station and Fire station free of cost to the Development

Authority.

• Provides social facilities.

Proposed Delhi Model 

• Internal and external development is the responsibility of the

Development Authority.

• The land owner contributes proportionately either in land

area or cost towards the provision of Master Plan / Zonal

Level facilities.
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Relevance of Town 

Planning Schemes. 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

Speed and Scale of development in Town Planning schemes 

does not match the accelerated pace of development required 

in Delhi's case. Gujarat model is for a few 100 acres of land, 

whereas, land requirement in case of Delhi is over 1000 

hectares. 

The viability of T.P schemes is questionable. 

Applicability of TP schemes is limited to residential pockets of 

already developed areas, which cannot be up scaled or 

replicated in Delhi's case. 

Component of land returned to the land owner in the Gujarat 

model is over 54%. This is largely possible, as the land use 

distribution in Gujarat is different from that of Delhi. Large green 

areas in Delhi are retained as District parks etc ... , and 

therefore, the component of land to be returned to the land 

owner in Delhi model is much less. 

The financial viability and implications of returning a high 

percentage of land too has to be seen . 

Advantages of TP schemes are confined to the layout level and 

the Master Plan requirements are not taken care of within the 

scheme. 

Alternative Techniaues of Land Assemblv 42 

3.0 introduction 

3.1 Guided land 

Development 

(Haryana model) 

3. 1. 1 Objective

3.0 ALTERNATIVE TECHNIQUES OF LAND ASSEMBLY 

- There is a need for exploring alternative techniques of·land assembly to

supplement the Large scale Acquisition, Development, and Disposal

Policy for urban land development currently in practice in Delhi. This

has become particularly necessa - in the light of the performance gaps,

the ever-increasing population pressure, and inherent problems of the

Bulk Acquisition Policy due to various reasons as seen in chapter one.

The chapter briefly sketches some of the innovative techniques already

in force in India and other countries and draws upon their related

experiences for financing and providing adequate land supply

A bold experiment in land assembly, development and disposal was 

initiated in Haryana using the Haryana Development & Regulations of 

Urban Areas Act, 1975, as the legal tool in addition to, compulsory land 

acquisition. Under this, greater participation of the private sector was 

sought in the supply of serviced urban land. It utilized the technique of 

'Negotiated Land Purchase ', wherein; the private developer could 

acquire land directly from the farmers at the market price. At the same 

time, it permitted a landowner to assume the role of a colonizer with 

certain conditions attached. 

• To provide developed land for housing at a faster pace, through land

assembly by out right purchase from farmers, thereby avoiding the

delays encountered in the land acquisition process;

• To meet the social objective of making land affordable to the poorer

sections of the society by earmarking a percentage of plots/flats for

LIG and EWS.
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3.1.2 Legal Aspects 

3.1.3 
Details 

3.1.4 
frame 

Operational 

Institutional 

3.1.5 Financing 

• The guiding legal
instrument is the

Haryana Development & Regulations Urban Areas Act, 1975,
wherein; in designated areas the authority enables the private
developers to assemble land.

• Issue of licenses to the private developers under the section 3 of
the Act, for a period of 2 years.

• An integrated approach to development, which includes
.eloping residential areas along with · commercial and
educational components.

• Payment to the Development Authority for offsite infrastructural
costs;

• Setting aside of plots for low income groups
• Haryana Urban Development Authority (HUDA) is the legal

agency for undertaking land development activities. HUDA

provides off-site infrastructure in association with other

development agencies in the government sector.

Management, Monitoring and application of necessary

correctives on a private developer's operations are carried out

by Director, Town and Country Planning, Haryana.

• For assembling and developing land, the private developer

has to apply to the Director, Town and Country Planning, with

details of land and layout of the colony. Internal infrastructure

is the responsibility of the developer developing the land.

The private colonizer uses the self-finance approach to purchase 

land by raising loans from the market, and cross-subsidizing 

LIG/EWS plots through sale of remaining plots. Also, the private 

developers has to furnish a bank guarantee equal to 25 % of the 

total cost of the internal and external development in the 

beginning, and keep 30% of the inflow of funds from the plot 

buyers in a separate account for the internal 
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3.1.6 Scale 

operation 

3. 1. 7 Time frame

of 
A minimum of 100 acres (40.5 Hectares) of land is required for the 

issue of license to the private developer who wants to assemble 

· and develop the land.

Development to be completed within 2 years. If case not completed, an
application for extension of license period has to be made, thereby,
extending the period by 3 more years.

The issue of license is subject to the following conditions: 

3.1.8 Conditions for 

Issue of license to 

• Reservation of 20% of residential plots for EWS and LIG

category (in the size range between 50 sq m and 125 sq m) -to

be allotted through the system specified by HUDA=1

the 

developer 

Private • Reservation of 25% of residential plots in the size range of 125 

- 225 sq m on 'no-profit-no-loss' basis.

3.1.9 Major 

achievements 

development. 

• A maximum of 55% of the plots to be disposed off at profits.

• Payment of external development charges as determined by

the Director, Town and Country Planning.

• Payment of service charges for the total plot area and handing

over the requisite land for water and sewage treatment works

till completion of external services. ·

• Construction of building for community purposes and transfer

of the same to the government free of cost.

• Responsibility for maintenance of the services of the colony for

a period of 5 years till the date of transfer of the colony to the

government free of cost.

• The developer is permitted a ceiling of a maximum net profit of

15% of the total project cost after making provisions of

statutory tax. If the net profit is more, surplus has to be

deposited with the government within 2 months.

Average time period between the acqms1tion and completions of 
development work is about 2 years, thereby 
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3.3 Plot 

Reconstitution 

Technique 

3.3.1 

3.3.2 

PR 

Objectives 

Experience: 

Technique in 

Maharashtra 

i) Legal aspect

avoiding the difficulties and delays of the acquisition process. 

Time required for the construction of buildings on plots is between 

one to two years. 

• Reduced pressure on the government to pay compensation;

as the private party provides all the cost of land development

and disposal, as the community facilities come under the

government ownership with no investment.

• Facilitating the private sector in urban development helps in

enhancing investments than possible solely by the government

sector.

The Plot Reconstitution technique provides a mechanism for temporary 

pooling of different land holdings in urban fringe areas for a unified 

planning and sub-division and collection of betterment charges to 

finance the infrastructure works. A number of Town Planning Schemes 

utilizing the PR technique have been formulated in many urban centers 

of Maharashtra and Gujarat since 1915. 

The technique provides for a means of land development, which 

enables the public authorities to develop land without fully acquiring it, 

by declaring an area as a TP scheme area. The principle objective is to 

take betterment charges from private landowners from the unearned 

increment in land values due to the infrastructural provision by the local 

authority and at the same time, regulate the urban expansion in a 

planned manner. 

• Optimum utilization of land through unified planning and sub-division

in urban fringe areas for planned development.

• To provide for appropriate land for public and community purposes

without direct financial costs to the government.

In Maharashtra state, the TP scheme is prepared in accordance with the 

Maharashtra Regional and Town Planning Act, 1966. 

4 

3.2.2.2 

Institutional 

aspect 

3.2.2.3 operational 

details 

The Act provides for separation· of detailed TPS by local authorities, 

elaborate procedures for calculating incremental contributions by the 

landowners and the use of a TP scheme even for a built up area. 

The Act provides for the creation of urban local bodies and development 

authorities for the preparation of development plans and their 

implementation by a number of TP schemes utilizing the technique of 

PR The process of initiating a TP scheme has been specified under the 

Act. 

PR schemes relates to a preparation of a draft TP scheme. The process 

requires selection of the scheme area, consultation with concerned land 

owners, temporary pooling of land, making physical surveys and 

preparation of sub-division layout, cost estimates of the proposed 

engineering works, evaluating land prices and making financial 

statements, preparation of scheme reports, hearing of public appeals, 

and approval of the higher authority of the gov�rnment to effectuate the 

scheme proposals. Valuation of plots and cost estimates are frozen on 

the date of declaration to prepare a scheme. 

After sanction is obtained for a draft scheme subject to modifications by 

the government, an arbitrator appointed by the government proceeds 

with preparation of the final scheme. The final scheme is submitted for 

sanction to the state government along with the decision of the arbitrator 

and the tribunal of appeal. The scheme comes into force after it receives 

the government sanction. 

The schemes cover an area averaging between 22 Hectares to 466 

Hectares and have been geared mostly towards development of urban 

fringe areas. 
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3.2.2.4 Scale of 

operations 

3.2.2.5 Time frame 

Studies have shown that the average time required for planning of TP 

schemes was 15 years. Assuming that implementation of TP schemes 

takes another 5 years; the total time period between declarations of 

intention to the completion of a project will be 20 years. 

The draft scheme is prepared by the urban local bodies. The final 

scheme is prepared by the Town Planning Officer (Arbitrator) appointed 

by the State Town Planning Department. The implementation of the TP 

schemes is undertaken by the city engineer and land officer. The three 

phases of planning and implementation are taken as three different 

activities. However sometimes this results in a disjointed effort between 

3.2.2.6 Management the people working on different phases of the scheme without an overall 

3.2.2. 7 financing 

/' 

perspective. 

Investment for planning and implementation of a TP scheme is made by 

urban local bodies/development authorities. The cost of implementation 

of a TP scheme is met through the annual budget of the ULB. Cost 

recovery from a TP scheme project is in the form of owner's 

contribution, which is upto half of the estimated increase in land value 

due to the implementation of the projects. Landowners have the option 

of paying the contribution either in lump sum or ten annual installments 

at a nominal rate of interest. 

Efficiency achieved through the system is as follows-

• Infrastructure provided in a coordinated way.

• Partial cost recovery through betterment charges.

• Government acquisition of the land for public and community

purposes without direct expenses.

8 .
• 

3.2.2 Community benefits through unified planning and pleasant 

neighborhood environment. Achievements 

3.2.2.9 Observations 
The landowner shares the project cost and benefits with the 
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3.3.3 Experience: 

PR 

technique in 

Gujarat 

• local authority without losing his land entirely.

• The reconstituted plots which are of regular shape, size and with

adequate services get an appreciation in value and thereby readily

marketable.

• 

• 

• Long time periods in the preparation, formulation and

implementation of the schemes. This is due to the shortage

of qualified officers to act as arbitrators, delay in sanctioning a 

scheme within the government bureaucracy and the lack of 

coordination among various institutions involved in the process of 

scheme formulation. 

• The issue related to cost recovery needs further attention. Apart

from the fact that the basis of valuation for fixing plot values is

arbitrary, relevant parameters relating to actual infrastructure cost,

overhead cost of local authority related to administrative,

management and legal aspects, the inflationary effects have not

been considered in the financial statements.

• There is a definite lack of public-participation. The consultation with

the landowners by the local authority before the publication of a draft

scheme is a matter of formality. They are not required to be

consulted before the initiation of the scheme. The local authority is

required under the Act to call a meeting of the landowners to explain

the proposal and seek public opinion but is not bound to consider

their suggestions/objection·s for making the draft scheme.

The TP scheme in Gujarat state is made in accordance with the 

provisions of the Gujarat Town Planning and Urban Development Act, 

1976, in respect to the land, which is in the 
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3.4 Maharashtra 

Model 

of land Development 

i) Legal provisions

ii) Institutional setup

L 

course of development and is likely to be used for building purposes or 

already built upon. The process of TP schemes utilizing the PR 

technique is similar to that of Maharashtra except that in the case of 

Gujarat, the TP scheme is prepared in three (Draft, Preliminary and 

Final stage) stages, rather than the two stages (Draft and Final stages) 

as in Maharashtra. 

In Maharashtra, the Maharashtra Town and Country Planning Act 

(MR& TP Act) of 1966 permits land acquisition for planned urban and 

regional development. While compulsory land acquisition is permitted 

under various acts, it is the compensation methods that vary in each 

stage. For example, the MR&TP Act provides for land acquisition under 

LAA, Negotiated Settlement or grant of Transferable Development rights 

in exchange for the land acquired. 

MR&TP Act, 1966, provides for designation of a Planning Authority as 

either New Town Development Authority (NTDA) or Special Planning 

Authority (SPA) for undertaking the development of a newly identified 

urban development project area. Any Planning Authority can be 

designated either NTDA or SPA for specific project area by the 

Government. The act provides that government should acquire all 

private lands and together with government lands, transfer the .same to 

an NTDA. NTDA is more autonomous than SPA and can independently 

levy other charges to augment finances for the implementation of the 

projects. SPA, on the other hand, does not get any resource (from 

levying taxes) to finance the devel_opment and has to work within the 

framework set by the government. 
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 CIDCO experience­

CIDCO- as the NTDA for 

Navi Mumbai 

Technique: land banking 

with monetary and land 

Compensation 

The main facts for Navi Mumbai land development are as follows-

Total notified area 344 sq km (86,000 acres) 

Total villages 95 

included 

Total original 95,000 

population of villages 

Nature of 79% of holdings below 500 

landholdings sq m (0.13 acres) area and 

less than 1% holdings 

above 10,000 sq m (2.5 

acres) 

% of land set aside 10% of total land (34 �q km 

for allocation to or 8,500 acres) 

farmers 

% of land to be 50% of the land set aside 

actually allotted to for allocation (i.e. about17 

people sq km or 4,250 acres) 

% of land set aside 12.5 % of the total land (43 

for allocation to sq km or 10,750 acres) 

farmers after 1994 

% of land to be 70% of the land set aside 

actually allotted to for allocation (i.e. about 

people 30.1sq km or7500 acres) 

Rate at which land Double the acquisition rate 

was allocated + development cost at Rs.

5/ sq m 

The average 354 Rs /sq m 

development cost in 

1993 for the Authority 

% of the total net 24% 

saleable land that 

falls within the project 

area 
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iv) Vasai Vihar sub
Region project:

Technique: Land 

assembly by private 

Developers 

Type of land ownership 

Land assembly 

Operational details 

Rate of saleable land Amenity land and 

institutions sold at 50% RP 

All lands under public 

utilities disposed at zero 

prices. 

• In 1970, 16,000 ha of private land were notified for compulsory

acquisition

• By 1993, 14,105 ha (85 %) of land had been acquired and 1501 ha

leased out.

Vasai Vihar is a sub region (WSR) of Mumbai metropolitan region, 

located in the north of Mumbai. Spread over an area of 380 sq kms (95 

acres}, the project covers 84 villages. 

Majority of the land in WSR are privately owned free hold lands. A 

considerable portion of the land is owned by the adivasis. This region is 

characterized by fragmented ownership of lands. The land has been 

subdivided into several bits and pieces measuring 100-300 sq m (0.24-

0. 75 acre). These lands could be developed either by the adivasis

themselves or by others seeking collector's NOC on payment of fees as 

per government rules. Government of Maharashtra decided not to adopt 

land-banking model for the development in WSR. 

Considering the small parcels of land, and the given requirement of 

access to such plots and the development control rules relating to 

marginal open spaces, private developers and builders from amongst 

the people assemble land by taking power of attorney from such land 

owners or out rightly purchase freehold lands located close to each 

other. 

After assembling land, the private developer approach CIDCO to 

seek approval of the layout along with building plans. Most 

proposals are for group housing schemes i.e. they are multi-building 

proposals on a consolidated large 
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3.4 Transfer of 

Development 

Rights 

• parcel of land.

• The promoter is solely responsible for providing and maintaining

infrastructure for the consolidated land parcel and the proposal

sizes vary between 2000 to 4000 sq m (0.5 to 1.0 acre)

(0.5 to 1.0 acre). 

• Some private developers operating in a larger scale go for self

contained townships of over 25 ha (67.5 acres) which include

schools, parks, playgrounds, multiplex theatres, colleges, shopping

complexes, banks, community halls, places of worship, sewage

treatment plant, etc.

• These developers of township group housing schemes, sell

approved BUA in parts to different builders and allow amendment to

the building plans with due concurrence of CIDCO.

• CIDCO deals only with the promoter of all matters.

• The promoters for development and management of the assets also

sell plots of civic amenities, shopping centers, educational and

health institutions in such townships.

• Although as of today no incentive is available for pooling large chunk

of lands, the draft DCR proposes to offer such incentives in terms of

FSI on the gross land holding. It varies with the size of the proposal

and ranges from 2% for 2 ha to 10% for 20 ha or more. This

incentive is exacted to offset the financial burden on the developers

in respect of providing total infrastructures within the project.

Transfer of Development Rights or TDR separates the development 

potential of a particular parcel of l�nd from it and allows its use 

elsewhere within the defined zones of the city-i.e. it allows the owner 

to sell the Development Right of a particular parcel of land separate 

from that of the land. The plot from which TDR originates is called 

the 'Originating plot' and the plot 

11 



The experience in 

Mumbai indicates a

plurality of approach 

on which it is used is called the · Receiving plot'. 

In short, TOR is a form of FSI, which entitles a landowner to construct 

additional built-up area on his land. This entitlement is over and above 

the usual FSI available for the receiving plot, i.e. the builder can carry 

out additional construction either on a 

necessary for adopting vacant plot of land over and above the usual FSI or he can carry 

land development 

strategies. 

Observations 

he strategies followed in Mumbai can be summarized as follows-

Predominant consideration Land policy 

Obtaining land for public Transfer of development 

purposes in already developed rights 

area. 

Mobilizing financial resources Development of government 

lands at vantage locations, 

use of air rights at railway 

stations 

Planned development in fringe Incentive based guided land 

areas development 

New town development in Land acquisition with owners 

green field areas participation 

3.5.1 Objective 

3.5.2 TDR in Mumbai 

additional' construction on an existing building, in 

accordance with the prevailing laws and regulations. 

• Attempts to disassemble the bundle of rights

associated with any parcel and enables the owner to

realize the value of land for development purpose,

although the land may be used for pub.lie purpose.

• TOR as a mechanism utilizes the real estate market

to compensate the landowner whose development

right has been curtailed. It allows for transaction of

development right, as buildable area.

The concept of TOR was suggested for use in India by 

the Municipal Corporation of Greater Mumbai (MCGB) in 

its proposed Development plan 1981-2001. It was 

thought of as an alternate to compulsory land acquisition 

under the Land Acquisition Act of 1894. The MCGB due · 

to limited financial resources in the past had great 

difficulty in acquiring land for various public purposes. 

Not even 10% of the total area required could be 

acquired during the plan period of 1964-81; hence plan 

targets could not be actually implemented. 

Subsequently the Maharashtra Government amended · 

section 126 of the Maharashtra Regional and Town 

Planning Act 1966(MRTP Act) enabling all urban areas 

having population of over 200,000 and above to 

incorporate this mechanism in their Development control 
_,,,,,.- rules (OCR). 

i) Legal

Instrument
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(TDRs) is elaborated in and governed by Regulation 34 
read with Appendix VII of the Development Control 
Regulations for Greater Bombay, 1991. The 



ii) Essential of a TDR

programme 

and the preconditions 

for its success 

iii) Potential benefits
/ 

and costs of TDR 

The local body 

Development Control Regulations are framed. under the 

provisions of the Maharashtra Regional and Town 

Planning Act, 1966, which is the parent Act for 

development. 

The following essential programme should be taken into 

account at all times for a successful TOR programme-

• There should be a ready market for the purchase of

development rights. While this is ensured if there is a

land scarcity, the phenomena of TOR itself may

reduce the market price for property as increased

housing supply due to TOR will reduce demand and

rates.

• The receiving zones must be well sited for the

immediate development, so that the purchase of

additional development rights and development of

higher densities become financially viable.

• Prohibition and restriction as development should be

mandatory so as to create origination as sending

plots.

There should be at all times a stable and growing

market for the development rights not a fluctuating

one.

• There should be enough receiving base in the city by

way of permissibility through regulations (e.g., BMC

had amended the development control regulations

for grater Mumbai to permit 1.0 extra FSI due to

TOR

Benefits 

Payment of monetary compensation to the landowner is 
avoided, therefore saving scarce 

( 

The landowner availing 

the TDR 

The purchaser of the 

additional development 

right 

• 

• 

• 

financial 'resources of the local body. 

The land is made available to the local body free of 

encumbrances making the surrendered land 

available for development immediately. 

Since private gain is involved in the process, the 

initiative exists for the landowners to get the 

formalities completed much faster. Therefore land 

under reservation is available for development much 

faster. 

Costs 

• The mechanism utilizes the real estate market. The
I 

transfers are to already congested areas within the

city thereby putting additional pressure on the

already strained infrastructure.

• The mechanism by its very nature dilutes the zoning

regulations

Benefits 

• The mechanism ensures adequate compensation to

the landowner. In most cases it is between 2.5 to 3.5

times the COrJlpensation he would have received

from the IV!unicipal Corporation if the· land had been

compulsorily acquired. He can extract this additional

portion from the market, including a certain

proportion in black money.
• As the time taken by the process is less, about one

year, the landowners can cash on the potential of his

land much earlier.

Cost 

• The only cost that the landowner has to bear would

be in getting his land free from all encumbrances,

leveling it and building a fence around it.

Benefit 



The Neighbours 

• The purchase of DR is cheaper than actual.·
• purchase of land from the market.

• It would be more profitable for the purchaser to

develop the property at higher densities.

Costs 

No potential cost can be envisaged with respect to the 

purchaser of additional DR. 

Benefits 

• Due to this mechanism, land is made available for

the provision of an amenity (open space, road etc.)

in the vicinity. The amenity is the potential benefit to

the neighboring property.

• Either due to the provision of the amenity or due to

the construction of additional area in an adjoining

site, the land value of neighboring properties may

increase. This can be cashed by the owner of the

neighboring properties at a time of sale of their

property FSI allowable on any plot for utilizing of

TOR.

Cost 

• The potential costs would only be to those

neighboring properties where TOR is being utilized.

• The costs could be in the form of the additional

population due to TOR which may strain the

infrastructure facilities existing in the neighborhood.·

However this additional population that would be

added to any property would be restricted.

• The construction of a larger structure may cause

some changes in access to light, air, and view

available to the adjacent properties. This is however

questionable whether this is a cost of TOR because

the building where additional rights have been

The experience in 

Mumbai indicates a 

plurality of approach 

necessary for adopting 

land development 

strategies. 

3.5 Joint venture 

project- Ghaziabad 

Authority 

• utilized would have been build as per the norms of

the Development Control Rules.

The strategies followed in Mumbai can be 

summarized as follows-

Predominant consideration Land policy 

Obtaining land for public Transfer of development 

purposes and conservation rights 

of heritage building in already 

developed area. 

Mobilizing financial resources Development of 

government lands at 

vantage locations, use of 

- air rights at railway stations 

Planned development in Incentive based guided 

fringe areas land development 

New town development in Land acquisition with 

green field areas owners participation in the 

development process 

GOA had two methods of acquiring land which are as 

follows 

• Through negotiations with the landowner or

• Through furnishing of license to private developers

to assemble land.

However, the GDA has to finance the acquisition 
process, develop the land, build, and then sell it off. This 
mostly turns out to be a large burden for the GDA. In 
recent years enhancement and increased litigations 
(ranging between 78% to 168%), have led to 



3.5.1 Financing 

acquisition 

tremendous financial liability on the Development 
Authority. 

Hence, the Ghaziabad development authority has come 

up with a joint venture financial model of urban 

development as an alternative to land development. The 

main features are: 

• A consortium of joint venture where
builders/developers/co-operative societies, based on
technical & financial capabilities will qualify through
open bid.

• Development authority, for the entire process will act
as a facilitator only.

• In case negotiations with the landowner fails, then
the GOA has no choice but to acquire the land under
LAA, or leave the entire process of negotiations with
the private developers for which again the terms and
conditions will be decided by the development
authority.

In case of the consortium approach or joint venture 
project (JVP) works, then the land will be first notified 
under u/s 4, u/s 17(4), u/s 6 of LAA and 10% of 
compensation has to be deposited. 
• For funding the acquisition, developers would be

prequalified through open bid in the market. The JVP
would be selected on the basis of the bids they offer
above the reserve price and the highest bidder
would be selected.

• / The bid has to include earnest money @ 25% of the
'reserve price of raw land calculated at 1.5 times the
expected compensation. 

• In case, the bid value works out to be higher than
the negotiated of land price the balance would be

3.5.2 Nature of 

Scheme 

3.5.3 Joint venture 

characteristics 

3.5.4.operational 

details 

appropriated by the GDA as acquisition fees. But if, the 
bid value falls below the negotiated price of land of the 
JVP, then the partner would have to make available the 
balance towards acquisition costs. 
• The JVP partners also have to provide 50% of the

raw land of price within 3: onths without interest. In
case of default license will be cancelled.

For a JVP, the D.A. would prepare an area development 
scheme indicating broad land uses of different sectors 
as modules, varying between 25 to 50 acres. Only after 
the scheme is _ prepared, the DA would invite 
developers/joint venture partners through open bid. 

• In the joint venture between the GOA and the private
developer, GOA equity equivalent would be 10% of
raw land cost in the compensation amount with
interest plus land acquisition. Thus the developer will
have 90% equity in costs.

• The revenue received from the scheme would be
shared between the GOA (8%) government (1%) the
internal development cost account (IDC) (60%) and
the developer's detailed scheme layout would be
prepared by the developer along with its castings.

The various conditions for development include. 
• 20% of plots reserved for EWS/LIG - costly in

consultation with DIR and allotment through from of
lots.

• P.S., P.O, fine station to be given free of cost.
• Social facility costing & allotment as per the

government. 
• Balance to be sold by the developer at Profit.
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3.1 The Context 

3.2 Methods for 

overcoming the constraints of 

compulsory land acquisition 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

PROPOSED ALTERNATIVE LAND ASSEMBLY 

/ DEVELOPMENT MODEL FOR DELHI 

A detailed review of the exiting land assembly system 

through acquisition revealed the constraints faced in 

acquiring land, leading to a delay in the entire acquisition 

process and resultant failure to meet the development 

targets. 

To overcome some of the main issues, the following can 

be adopted-

• Make vigorous effort to facilitate direct involvement of

the private sector in land assembly, development and

disposal.

• Private sector participation will lead to quicker

development as well as increase in the housing stock

and the redevelopment process.

• By encouraging participatory process in land

development, the pace of supply of developed land

can be increased. Through private sector participation,

the financial burden on the Development Authority can

be reduced. Seed money for investment by the

Development Authority will be required in the first

instance (first scheme) only. This working capital (seed

money) yields a return on investment, which along with

the working capital would be ploughed back for further

development.

• By giving land to private developers the Development

Authority can also generate revenue from selective

remunerative land.
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Land Policy for Delhi considering the Techniques of Land Pooling etc. 

However, if the Development Authority is giving land to the 

private developer it has to also ensure the f
o

llowing-

• Interventions are created to stop .. unplanned

development of land by preempting unplanned

development efforts by developers and individuals.

• Land is reserved for provision of city level

infrastructure and facilities.

• All lands vital for conservation of environment are

protected.

• Provision of adequate developed land for housing of

LIG and EWS (including a section below poverty line)

is made.

• The Development Authority when developing land has

to make concerted effo'rts to keep the cost of

developed land within reasonable limits by reducing

cost of land development and undesirable subsidies on

salable land and eliminating undesirable middlemen in

the development & disposal process. The existing

institutional arrangement is streamlined through

reorganization of DDA and reorientation in its functions

to enable it to function more as a facilitator in land

development than as a building authority.

Thus for the above, it is felt that an alternate land 

development model is required that is simple to operate 

and attractive to the landowner and which can quicken the 

process of land assembly and development for urban 

expansion along with benefitting the majority of the 

population by enhancing access to developed land at 

reasonable prices. 

Hence, for this purpose, an alternate model of land 

assembly and development has been worked out keeping 

in mind the diverse types of land in Delhi. 

Proposed alternative Land Assembly I Development Model for Delhi 16 

3.3 Types of land in 

Delhi 

3.4 Proposed land 

pooling/land barter model for 

Delhi 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

In Delhi's context one needs to consider the following 

types of lands for which land pooling and other such 

alternative techniques can be suggested. 

• Built up areas within the Master plan urban area fit for

redevelopment including urban villages.

• Unauthorized colonies other than squatter colonies

meant for regularization.

• Squatter colonies identified for in-situ up-gradation.

• Reuse of land available in the city areas as a result of

relocation or closure of industrial units.

• Farmhouse areas engulfed by the Master Plan

proposals.

• Land outside the Master Plan urban area including

farmhouse areas.

Development characteristics of each of the above 

categories of land are different and so is their urgency in 

the need for alternatives to land acquisition as the means 

for land assembly and development. 

A land barter cum land pooling model has been proposed 

for development within the planned project areas in Delhi. 

This involves land component as barter, instead of 

monetary compensation in the land acquisition process. 

The major features of the model are as follows-

• To ensure rational and attractive returns to the

farmers. This has been achieved by returning net

residential developed land between 12.5 to 16% of the

land under notification of section 4 of the Land

Acquisition Act surrendered to DDA by the

landowners.

• This leaves upto 84 to 87.5% of land with DDA to meet

the Master Plan/ Zonal Plan/ layout plans level

infrastructure requirements to be provided by DDA.
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Land Policy for Delhi considering the Techniques of Land Pooling etc. 

• DOA gets 100% of the land for an area earmarked for

development in lieu of the net residential 

• 

• 

development in lieu of the net residential land upto 

16% returned to the landowners within a nearby­

developed area. 

The area returned to the landowner has to be 

developed for Group housing/plot housing as per 

MPD-2001, planning and development rules. 

12.5-16% of developed residential land given for barter 

is based on the layout plan prepared and executed by 

the ODA and subject to the conditions mentioned. 

• Development by the landowners will be as per DC

rules of the Master Plan Delhi.

• In the remaining land, the Development Authority

develops housing for EWS and LIG along with facilities

at Master Plan / Zonal Plan/ layout plan level. The

landowner on the other hand is to provide housing as

in Master Plan norms and other DC regulations.

• . The landowner does not feel deprived of his land when

he is given compensation in terms of land as he is left

with numerous options like-

•!• Retaining the land with him, partially dispose or 

totally dispose the land. 

•!• · Wait for land prices to rise in the market and sell 

the land to developers. 

•!• Can come forward as a promoter. 

The land barter system takes into account the entire 

spectru
_
m of developrpent, including the facilities to be 

provided at Master Plan/ Zonal Plan/ Layout level. It is not 

a piecemeal approach to development. 

Proposed alternative Land Assembly I Development Model for Delhi 18 

3.5 Basis of Model 

Land Policy for Delhi considering the Techniques of Land Pooling etc.

• The model can be replicated and upscaled.

The proposed model has been worked out on a 1 O ha 

module. The conditions followed for working out the model 

are as follows:-

• Net developed residential land to be returned to the

landowners is bartered on a basis of normal

recommended Gross Residential Density of 450

persons per hectares.

• At the gross residential level, 7.5% of the land has

been deducted for internal circulation, zonal roads and

residential streets. In a module of 10 ha, the net plot

residential area will be 4.63 ha (5 ha GRA (Gross

Residential Area) - 9.05 sq m / person - 7.5% of GRA

for circulation)

• In case of group Housing development, land for all

services plus facilities at the Gross Residential Area

level @ 9.05sqm/ person is reserved. This however

does not include internal circulation.

• In case of Plotted Housing development, land for all

services and facilities at the GRA level @ 9.55 sq m

/person is reserved. This however does not include

land required for internal circulation.

The percentage of land to be retuned to the 

landowners, the total number of dwelling units to be 

build by the land owner and the DOA etc. has been 

worked with on Gross Residential Density of 450 pph 

and 15% land return to the landowner as follows-

Population density 

Land to be returned to land owner 

Gross residential area 

=450 pph 

=15% 

= 5.0 ha. 

Total population to be accommodated =2250 persons 
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Land Policy for Delhi considering the Techniques of Land Pooling etc. 

Area under facilities @ 9.05 sqm/person = 2250 * 9.05 

= 20362sqmt 

= 2.0362 ha. 

Net residential area of the scheme = GRA - area under 

circulation - area under facilities 

=5.0 - 0.375-.2.0362 

= 2.5888ha 

Say 2.6 ha. 

No. of DUs required to accommodate 2250 population. 

(Where 4.8 is the average family size) 

= 2250 /4.8 

=468 say 4 70 DUs 

These 470 DUs as per assumption are to be 

distributed between landowner and DDA at the ratio of 

40%: 60%. Therefore; 

DUs to be constructed by landowner (40%) 

So DUs to be constructed by DDA ( 60%) 

= 470*40/100 

= 188 DUs 

=470* 60/100 

3.5.1 Modality and stages of 

actions for the implementation 

of the model 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

Table 3.1 Total DUs to be built by Landowner and DDA 

Overall Total DU's Facilities Total DUs Total 

density in to be provided@ to be build DUs to 

pph at accommod sqm/ by be build 

Gross ated person landowner byDDA 

Residential 

level 

600 625 9.05 250 375 

.

. 

450 470 9.05 188 282 
.' 

350 364 9.05 146 219 

Rationale in support of the model indicating average 

plot size, DU density, population density etc. for 

recommended Gross Residential Density of 350 

persons/ha, 450 persons/ha and 600 persons/ha is 

given in details in Annex I. 

The stages of actions for the implementation of the model 

are given below: -

• Identify land / area to be acquired within the Master

Plan area.

• Conduct detail surveys to fix the boundaries, internal

configuration and all existing elements.

• Decide on classification of landuse according to

= 282 DUs Master plan.

In similar way total DUs to be constructed by the 

landowners and the DDA has been worked out for 

12.5%, 13:'5% 15.0% and 16.0% land return 

respectively for recommended (MPD-2001)) Gross 

Residential density of 600 persons per ha and 450 

persons per ha and 350 persons per hectare 

respectively (Table 3.1 ). 
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• Formulation of Development Plan dividing the area as

per the assigned landuse categories.

• Prepare layout plan at the sector level ascertaining

infrastructure provisions including circulation, details of

existing ownership of land as per the Keshra' revenue

records details and ascertain possibility of grouping of

ownership in advance in order to ensure a viable size

of the land lot for development of certain land use.
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Land Policy for Delhi considering the Techniques of Land Pooling etc. 

• Notify the area concerned for acquisition under section

4 of the Land Acquisition Act.

• Consider objection under section 5

• Notify the objectives and introduce the land-pooling

scheme among the landowner(s). Confirm the

understanding that the land of the landowner(s), who

prefer to join the scheme (as indicated in advance

grouping of the land lots for land pooling scheme) will

NOT be notified under section 6 for acquisition.

• Within one year from the date of notification under

section 4, the land of those landowners who do not join

the land-pooling scheme will be notified under section

6 for acquisition.

• Within one year from the date of notification under

section 4, pre-finalize the land use classification for the

entire scheme area.

• Under section 11 A of DD Act, call for objections to

finalize landuse classifications. Process the objections

and finalize the landuses for the entire scheme area.

• Notify the final land use classification under Section11

A as stated in the Master Plan /Zonal Plan as the case

may be.

• Prepare the detailed layout scheme and implement

within two years, identify land for barter process.

• Simultaneously developed land to be given to the

landowners whose land were notified under Section 4

but not under Section 6, is to be identified.

• 12.5-16% of land given for barter is based on the plan

prepared and executed by the DOA subject to the

conditions mentioned in the plan.

• Landowner(s) or developer(s) on behalf of the

landowner(s) joining the land-pooling scheme get the

layout plan/building plan approved for implementation

Proposed alternative Land Assembly I Development Model for Delhi 22 

3.5.2 Legal Framework &

Institutional requirements for 

operationalization of the 

model 

Model requires approval of cabinet I 

GO/ 

Barter contract as negotiated 

instrument of land acquisition 

Developed land returned to be 

treated as "transferred land" with 

"reconstituted ownership" 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

with parameters of the group hou�ing/ subdivided plots 

as per the barter contract. 

Legal and Institutional framework required to make the 

model operational are as follows-

• Current land policy of bulk land acquisition has the

approval of cabinet. It has been incorporated as

Nazul Rule under S (20), S (21). The suggested

Barter model will also require the approval of

cabinet to make it legally operational. To adopt I

implement the above scheme in the first instance

approval of the Cabinet/GO! is necessary as the

earlier scheme of large scale Acquisition,

Development and disposal technique has an

approval of the Cabinet /GOI vide order dated 2nd 

May 1961.

• Barter contract under the Contract Act has to be

executed by the landowners with the Development

Authority to form the scheme as a negotiated

instrument of land acquisition with specific

conditions to be mentioned in the agreement,

_ binding on either party. 

• The developed land to be given to the landowners

is to be treated as compensation in lieu of their

land surrendered to the Authority and its ownership

will rest as 'Transferred land' with the owners as

'Reconstituted Ownership', to avoid stamp duty

registration fees (this point is to be checked by the

legal experts and proper language is to be

introduced).
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Transferred land " owner by the 

landowner 

Pilot project to test operational 

details 

• 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

The 'Transferred land' as non-encumbered freehold 

land will now be owned by the person who 

surrendered their land and will be transferable identity 

in the manner required subject to common laws of the 

land. 

• In order to refine the model, consultant recommend to

immediately take-up a pilot project with appropriate

approval to test the operational detail of the suggested

model.

• The existing institutional mechanism under the DDA

Change in institutional setup of ODA dealing with acquisition/development and disposal of

land is highly centralized. The system /mechanism, in

the opinion of consultants has not been fully effective

to keep pace with the provision of Master Plan.

Therefore the consultants suggest the following

changes in the institutional arrangement for dealing

with land assembly/development & disposal.

Decentralize land acquisition 

development department 

Establish autonomous body for land 

under DD Act 

• Mechanism is suggested to decentralize the authority

under the DDA, who deals with land assembly,

development and disposal.

• An autonomous body, which will act as a monitoring

and regulatory body for land acquisition/development

and disposal is to be established under DD Act.

(Responsibilities and constituent are to be further

worked out).
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3.5.3 Institutional mechanism 

of the suggested land barter 

model 

3. 6 Policy on the use of 

released lands as result of 

relocation or closure of 

industrial units 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

The purpose of institutional mechanism is to make land 

available in time for development. In the suggested model 

following sequential steps will be followed to serve the 

purpose. 

1. Land acquisition authority and contract authority will be

one, and till the land is notified and taken over from the

landowner whole responsibility will lie on the authority.

2. The concerning authority (DDA) will identify the project

land/will process the land uses as per MP /execute the

layout plan and will identify the land for barter. This

whole exercise has to be make legal before stage (3)

3. a) Identified Land in stage (2) will be handed over to

development authority and in lieu 15% of developed

net residential land will be handed over to land owner

and instrument executed.3) b) Whole of the process in

stage (3) a. will be executed and bounded with a legal

instrument (a contract signed between DDA and

landowners) under the contract act or through any

other instrument that legal experts may suggest.

4. Simultaneously after the stage (3)-land development

has to start, after development; land can be operative

for barter and can go for disposal.

The land made available by the relocation/closure of the 

industries should be properly identified and should be 

used-

(i) To build up more housing stock by the landowner

of such property.

(ii) To create employment mainly from non-polluting

land uses like commercial/institutional, mixed etc.

along with using for various facilities.
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3. 7 Policy on the use of

part lands earmarked for 

district centers. 

3.8 Policy on the use of 

transport corridors 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

• Non polluting industries on such plots whose industrial

holding is small in size and on the plots surrounding .

existing non polluting industry not requiring relocation,

such land/pocket should be used extensively and

should provide wherever possible required amenities.

• MPD-2001 suggests that part of the district center

areas will be used for residential development. This is

high time that the recommendations are implemented

as most of the district centers are located in the

developed areas with high land values and if the

residential component is developed and sold, the

development of the remaining district center will also

start.

• The sale price of residential component will also create

funds for the acquisition and development of land in

the urban extension areas based on the module

suggestion as part of the land pooling/ barter

technique.

• The residential flat in the district center may be booked

in advance to generate money for development of

such district center also.

• Further it may be advisable that a condition is laid that

such residential flats may be used for commercial

activities at a later date and the owner has to pay

conversion charges at the time of change of use at

rates decided by the authority.

• Transport corridors (including MRTS) to be identified in

the plan and should be planned wherever possible with

mixed land use and high use intensity activities and

after the fixed F.AR. on such properties, should also

to a limited extent may accommodate additional FAR
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3.9 Policy on the use of 

unauthorized colonies 

private land. 

on 

Land Policy for Delhi considering the Techniques of Land Pooling etc. 

under the category of TOR (Transfer of Development 

Rights) certificates under the category of TOR 

certificates available from the surrounding/ nearby 

areas and public zones. 

• Such a condition depending upon the specific location,

existing road network and possibility of enhancing the

amenity should be identified within specific depth to be

determined by various factors such as depth of the

development on either side, service lines, category of

landuses, intensity of use and possibility of demand

uses/activities in the future.

• Regularization policy of unauthorized colonies in

N.CT.D. have not bought about significant results.

Therefore an alternative strategy is necessary & the

consultants recommend the following strategy as a

solution.

• Such pockets that are privately owned and have

become squatter and unauthorized developed,

depending upon their location may be putted under a

T.P. scheme based on Gujarat pattern T.P. schemes

and format followed therein, with suitable modification

for minimizing the dislocation of people along with

making them partners in the development process and

the Development Authority to act a facilitator.
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