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Preface 

I am a student of Kirori Mal College pursuing B.A. (Hons) in Geography. Being a 

Geography student I always had interest in environment, urban issue and regional 

planning. I always wanted to understand the complexity of these issues in my 

country by researching on these problems. Rakshak Foundation provides that 

platform.  

Rakshak Foundation is a non profit organization focusing on public policy 

research. My topic is very much related to my course of study, previous experience 

and future goals. I always wanted to research on Urban Planning and Cities. 

Understanding the effect of Land Regulations and Policies on Land Value and 

Affordability of Housing in Noida and Gurgaon was my prime goal. For this project 

I studied various journals, interacted with so many people including real estate 

agents and my college teachers.  

 

The motive of my internship was to gain an experience in public policy making.  I 

hope my research will be beneficial for the people and the organization.  
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Executive Summary 

A well planned and a well built city provides a better standard of living to the 

residents and also attracts emigrating population. Land Use Planning deals with 

assessing and evaluating the potential of land and regulating its use for sustainable 

and controlled development. In a city, there are five major urban land uses. The 

major being Residential followed by Industrial, Commercial, Institutional and 

Recreational.  

The land use in a city is planned by the Master Plan, which is produced by the 

Town and Country Planning Department of the State. Master Plan is an instrument 

to plan, organize and regulate land use in a city, as per the population projections 

and people’s demand. In this project, I’ve tried to deal with the pros and cons of the 

master plans and the zoning regulations. The study is also focusing on the zoning 

laws and building regulations and how they affect the pricing of a residential 

property. Various zoning laws such as Floor Area Ratio or the Maximum Ground 

Coverage and the legal taxations & policies such as heavy stamp duty, Urban 

Ceiling Act and the rent control act also affects the pricing of various land use. 

Apart from zoning regulations, the project also focuses on Affordable Housing and 

its Concepts. Providing shelter to this migrating population and also to the present 

residents of the city is a thing of concern to the state government. There is a huge 

demand of the land but the supply is comparatively poor. Because of the inefficient 

zoning laws, poor governance and inefficient supply of the land, there is a hike in 

land value for various land uses. This proves as hindrance to the expansion and 

development of the city. Most of the cities of the world cope up with this by 

increasing Floor Area Ratio and also by vertical expansion. In India, due to lower 

FAR Values and maximum height limitations, such expansion is not possible.   

All the study in the project is undertaken by focusing on the two highly urbanized 

cities: Noida (UP) and Gurgaon (Haryana). The average land value in some sectors 

of the two cities is analyzed by general market research and the rate trends on the 

real estate websites.  
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The recently urbanized cities, Noida and Gurgaon are the most sought-after area in 

the NCR. They offer better connectivity to almost all the amenities offered by the 

capital.  

There is a substantial effect of the developed metropolis on the peripheral 

suburban areas. In this case, there is a major interplay of the Delhi in effecting the 

housing demand and urban development in Noida and Gurgaon. It can be 

discerned that the cause of increased real estate property price is deep-rooted in 

the rapid influx of population in the Capital, which further contributed to 

suburbanization and urban sprawl in Noida and Gurgaon and thereafter leading to 

inflation in the real estate market. The major characteristic of this leapfrog 

expansion is the low density development and better community services. This 

urban cluster is considered better as compared to the congested city centre. As a 

result of this more urban dwellings develop. The price automatically tends to be 

higher due to scarce land resource and greater demand. Moreover, vertical 

expansion is promoted to meet this demand.  
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Proposed Action Points 

 A Comprehensive Affordable House Planning: 

The government should estimate the housing requirement for the people from 

the lower sections of the society. After the estimate, there is problem of 

availability of cheap land. This can be achieved by converting barren and waste 

lands to residential land.  

 Providing Incentives to Private Builders to attract their investment and 

participation:  

This can be achieved by providing desired incentives to private builders. It can 

achieved by giving them relaxation in taxes and excise duties. Exclusively 

increasing the FAR value for private builders can be one incentive.  

 Sustainability check on Large Buildings: 

 Huge residential dwellings or luxury houses must be discouraged by 

taxation and legal duties.  

 Exclusive Residential Sector for EWS:  

There should be a minimum amount of land use (Such as 1-2% of the total 

land in the city) fixed only for housing the middle and lower income group 

of the society. Here only flats with higher FSI should be established only, so 

as to house large number of people. The flat rates should be highly 

subsidized.  

 Increasing FAR Value:  

Floor Area Ratio near the city centre must be revised.  
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1. Introduction 

 

1.1 Background Information 

1.1.1 What is Land use planning? 

Land-use planning is a branch of public policy which focuses on a systematic, 

efficient and ethical assessment and regulation of the land resources for enabling a 

better environment and sustainable development and to meet the people’s needs 

and demands.  

It analyzes the physical, socio-cultural, economic and legal potentials and 

constraints of the land with respect to optimal and sustainable use of it. It 

empowers the policy makers to make decisions about how to allocate those 

resources. Land-use planning achieves a better land governance, safeguard to 

biodiversity, food security, initiating growth in economy and reducing chances of 

land conflicts.  

 

Often Land use planning leads to land use regulations which are also termed as 

Zoning. Zoning regulates the kind of activities allowed on a given piece of land. 

Such as we can see that in the Master Plans of Noida and Gurgaon, areas for 

different kind of land use (Residential, industrial, commercial etc) are allotted 

already.  

 

Types of Land Use: 

 

In the project, the following types of urban land use will be discussed- 

1. Residential Land Use 

2. Industrial Land Use 

3. Commercial Land Use 

4. Transportation Routes 

5. Institutional Land Use 

6. Recreational Land Use  
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1. Residential Land Use: The residential land use is an area in the city which 

is devoted to housing. This generally includes housing for Elite class, middle 

or lower income group, single or multiple family housing or rental 

apartments. “Residential zoning usually includes a smaller FAR (floor area 

ratio) than business, commercial or industrial/manufacturing zoning. The 

area may be large or small.” (1)  Well, a residential area is considered to be 

good if it has availability of basic civic amenities as in proper and regular 

water supply, electricity supply and safety for the residents. Also there has 

to be a good connectivity to the rest of the city.  

 

I. Low Density Residential Housing: This denotes the sparsely 

populated area with houses at some distance along with the 

presence of non-residential land use. They are considered very 

suitable for single families. This type of housing generally has 

temples, churches, small commercial centres in form of shops or 

general stores. It “ can accommodate a mix of housing types 

including townhouses and common-wall clustered units” (2)   

II. Medium Density Residential Housing: It represents the suburban 

and transitional zone housing with more number of people per sq 

area than the low density housing and less than the high density 

housing. Just like the former it has mixed land use with the presence 

of recreational area, green space and parks. A significant feature of 

this housing type is the presence of small independent houses, and 

some multi-storey apartments. 

 

III. High Density Residential Housing: It has much intensive land use 

and the presence of residential houses, multi-storey apartments, 

group housing, multiple family residents, townhouse or duplex. This 

represents the high population density zone of the city. The rate of 
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housing in this zone is comparatively very high. There is a little 

scope of future development of expansion. 

 

2. Commercial Land Use: Commercial land use type represents the 

commercial space within the city. It includes the shops, grocery stores, 

retail or wholesale market, shopping complexes, restaurants, office 

complexes, Banks, Movie Theatres and neighbourhood market. They 

generally occupies about 3-6% of land use in the city. This centre serves 

various purposes as being a source of income to the community. They 

provide jobs and also serve the basic daily use needs of the people. The 

presence of a well developed commercial space is crucial for the 

development of the city. 

 

I. Neighbourhood Commercial: This represents a general Indian 

small scale retail markets such as small Kirana shops in the nearby 

locality. They serve the basic daily needs of the nearby residents. 

They are generally small scale. People will not prefer to travel large 

distance for them. 

II. The Office Commercial: This zone is intended for the office space in 

around the commercial space or between commercial and 

residential areas. They have offices of various government or private 

institutions.  

III. Service Commercial: Service commercial space has large scale 

retail and whole scale markets along with shopping malls and 

complexes. This consumes a lot of space. There is also a need for the 

establishment of parking space.  

3. Industrial Land Use: This denotes the type of land use which has a large 

number of industries. This land use is devoted to manufacturing, 

processing, smelting etc. The commercial space in the city is dependent on 

the industrial development. The concept of industrial land use developed 

only after the Industrial Revolution in 18th and 19th century. The industrial 

landscape is heavily urbanized and polluted. This is generally found in the 
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periphery of the city away from the residential area. The industries are 

supported  

I. Light Industrial Area: It has light industries such as manufacturing 

of clothes, shoes, fabrics, electronic appliances, furniture etc and also 

processing industries such as food processing, dairy industry, paper 

industry etc. Light industries might be permitted to be established 

near the residential areas. They have less harm on environment as 

compared to the others.  

II. Heavy Industrial Area: This area has heavy industries such as iron 

and steel industry, chemical industries, refineries, automobile 

industry etc. They are located outside of the city in the suburban 

areas. They are more pollution than the light industries. There is 

good road connectivity and proper electricity supply. 

III. Industrial Park: It represents the business parks or the corporate 

offices. According to Wikipedia, It’s an “area zoned and planned for 

the purpose of industrial development. An industrial park can be 

thought of as a more "heavyweight" version of a business park or 

office park, which has offices and light industry, rather than heavy 

industry” (3) 

4. Institutional Land Use: These land use are utilized for the development of 

various institutions such as Airport, Hospital, Schools and Colleges. This 

might be public or private. Public Institutional buildings are those which are 

run by Government agencies or state authorities such as any Government 

School or college or any state university. Private institutions are run by 

private agencies. There are various zoning laws governing the development 

of institutional buildings.  

5. Recreational Land Use and Green Belts: Recreational Land Use generally 

refers to the development of parks, theatres, green spaces etc. They mainly 

serve the recreational purpose of the city. The Greenbelt refers to the wild, 

undeveloped vegetations surrounding the urban areas. They provide 

aesthetic beauty to land and maintain the ecological balance.  
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1.1.2 NOIDA 

The official New Okhla Industrial Development Authority came into existence in 

1976. The main motive of the development of Noida was to develop a suburban 

area where the immigrating population can live and also to replace the hazardous 

chemical industries of Delhi, which were nearby the residential areas.  

Under the Section 3 (i) of the Uttar Pradesh Industrial Area Development Act 1976, 

some 36 Villages on the eastern periphery of NCT Delhi were notified as Noida.  

 

“The walled city contains industrial units using acids, chemicals and inflammable 

materials, and [pursuing] trades like plastics and rexine etc. which are noxious and 

hazardous. The first requirement of the area is that such industries and trades 

should be shifted on priority to the extensive industrial areas and areas specifically 

earmarked for these trades (Government of India, 1990: 8)” (4) 

 

1. Demography 

As per provisional data of 2011 census, Noida had a population of 642,381, 

out of which males were 352,577 and females were 289,804. The literacy 

rate was 88.58 per cent. (5)As per the census of India, the population growth 

of Noida city is as follows: 

 

 

Year 

 

Population 

 

Decadal Growth Rate 

1981 37,000 - 

1991 1,46,514 295.98 

2001 3,05,058 108.21 

2011 

 

6,42,381 96.68 

2021 12,00,000* 100.00 

                     *Projected population as per NCR Draft Plan 
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2. Geography: Noida is located in the Gautam Buddh Nagar District of Uttar 

Pradesh.  It is located in close proximity to the National Capital Territory of 

Delhi. It is situated in the eastern and south-eastern boundary of the 

National Capital. It is bounded by river Yamuna in the west and the south-

west region. Ghaziabad lies to its North and is well connected by metro and 

roads. River Hindon (Tributary of Yamuna) lies to the east. The River 

Yamuna and Hindon confluences in the southern part of the city.  
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1.1.3 Land Use Pattern in Noida 

Noida was developed as an industrial hub and to house the immigrating population 

to the Capital. While in the recent year we can observe a shift in the land use 

pattern from industrial to residential. There has been a huge housing demand in 

Noida. Also at the same time Industrial development is at its peak. Noida has 

various automobile industries, food processing industries along with various MNC 

offices. There is a presence of good commercial areas such as Noida Sector 18, Atta 

Market, and Great India Place Mall etc. The Noida Authority regulates the land use 

in the city by various zoning laws and floor restrictions.  

Approved Land Use in Noida: 

S.No

. 

Land Use Types 2011 2021 2031 

Area (in 

Ha) 

% Area (in 

Ha) 

% Area(in 

Ha) 

% 

1 Residential 3672 47.14 5334 35.65 5722.14 37.45 

2 Industrial 1224 15.71 3001 20.05 2806.52 18.37 

3 Commercial 431 5.53 564 3.77 581.33 3.80 

4 Public and Semi Pb. 985 12.65 1219 8.15 1357.97 8.89 

5 Recreational 536 6.88 1513 10.12 2432.82 15.92 

6 Transportation 941 12.08 2211 14.78 1942.14 12.71 

7 Water Bodies - - 104.50 0.69 104.50 0.68 

8 Agriculture Land   1017.50 6.80 332.47 2.18 

9 Developed Area 7789 100.00 13842 100.00 - - 

10 Undeveloped Area -  1122 7.50 - - 

11 Total 7789  14964  15279.90 100.00 

Source: Noida Master Plan 2021 and 2031 (6) 
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                          Figure: Master Plan of Noida 2031 (7) 
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Developed Land in Noida:  Well, the actual land use in Noida Differs a lot from 

what is been proposed in the master plan. This is the case with any city of the 

world. This totally depends upon the Authority’s actions and execution of the plan. 

 

                 Source: Noida Master Plan 2031 and Report of Ansari et al. (6) (8) 

 The industrial development in Noida is basically in three stages: Industrial 

Phase I, Industrial Phase II and Industrial Phase III. HCL, Adtel Software, 

Crescotech, , ZEE Adobe international, T-Series, Panasonic, Samsung, 

Eveready are major MNCs present in Noida already.  

 

 The residential development is in the form of various sectors. Among which 

sector 44, 15, 16, 50, 51, 52 etc are quite good. The housing is in the form of 

Residential house, Group housing/Flats or multi-storey apartments. About 

S.No. Land Use Type Actual Development in 

2010 

Existing Land use in 

1998 

 

 

 

1. 

 

 

Residential 

Area ( in 

Ha) 

% Area (in 

Ha) 

% 

 

3357.64 

 

36.45 

 

1607 

 

35.5 

2. Industrial 1267.14 13.76 1092 24.1 

3. Commercial 101.89 1.11 36 0.8 

4. Transportation 1804.31 19.59 1013 22.4 

5. Institutional 813.28 8.83 571 12.6 

6. Recreational 1761.98 19.13 208 4.6 

7. Water Body 104.50 1.13 - - 

8. Total 9210.75 100.00 4,527 100.00 
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35.66 % area of NOIDA is being developed as residential areas. 4, 49,456 

Square Meter of land has been marked as residential areas and rest meant 

for group housing projects. 

 

 There are well developed commercial centres in Noida. The major being the 

Great India Place in sector 18, Atta Market Sector 18, Sab Mall, Sector 18 etc. 

There are various markets present in sector 27, sector 28 and sector 29. 

Well, the Sector 18 and the nearby area is a major commercial hub. Along 

with this, various other small markets are present in an around various 

sectors to serve the daily needs of the people. 

 

 There is a presence of green belt and recreational spaces around the city. 

The Okhla Bird Sanctuary, located nearby river Yamuna is a very important 

recreational hub. A large number of migratory birds are seen here. Also 

there is a golf ground in Sector 38. Sectors 28, 29, 44, 38, 150 etc also serves 

the purpose of recreational space. 

 

 Talking about the institutional land use in Noida city, there are various 

Government Offices, Hotels, Universities and private offices in Noida. Well, 

The Noida Authority’s office is located in Sector 6. Various hotels are 

present in Sector 18, 27, 55 etc. A significant observation about institutional 

land use in Noida is the presence of large number of Global and Private 

schools and Private Universities.  

Major Residential Sectors of Noida (As per the Master Plans): 

The master plan 2031 defines the areas/sectors as high or medium density areas. 

The High density areas have population of above 550 PPH. The medium density 

residential sectors have population below 550 PPH. The master plan 2031 

indentifies these sectors as High density residential and medium density 

residential areas: 
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 Master Plan 2031 Master Plan 2021 Master Plan 2011 

 

High Density 

Residential 

Areas 

 

Sector 75, 76, 45, 117, 

118, 116, 115, 137, 

168, 144, 151, 77, 78, 

113, 112, 104 

 

Sector 19, 20, 22, 12, 

66, 118, 121, 126, 82, 

93 B, 93 A, 93 

 

 

Sector 17, 19, 12, 22, 20 

 

 

Medium Density  

Residential Area 

 

Sector 44, 37, 29, 17, 

19, 15, 14, 49, 50, 100, 

22, 23, 33, 121, 122, 

70 

 

Sector 14, 15, 17, 27, 

26, 30, 31, 34, 33, 71, 

70, 116, 117, 79, 100 

 

Sector 44, 45, 43, 46, 42, 

56, 75, 74, 57, 58, 84, 93, 

92, 91, 90 

 

 For the Residential Development about 3357.64 Hectare of Land was 

dedicated from the total of 9210.75 Hectare. It accounts for more than 36%. 

Hence once can infer that the residential development in Noida is rapid and 

new sectors are originating and developing as to meet the growing demand.  

 

 For the Industrial Development, about 1267.14 Hectare of land was 

devoted. It accounts for more than 13% of the total land area. Well, Noida, 

being an industrial town, one would expect more land dedicated to 

Industrial use. Well, most of the industries are developing in the Industrial 

Phase I and Phase III. As per the Noida Master Plan 2031, total 3857 small 

scale units and total 235 medium to large scale industries were registered 

in 1998. 

 

 Noida, in 1998 had about 88,654 people employed in various industries. It 

had about 3,800 Industrial units. With the passage of time, the industrial 

development in Noida is rapidly increasing.  
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Industrial Units and Workers in Noida in 1998 (8) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

       Source: Master Plan 2031, Noida 

 Well, after looking at the above table, one can easily understand that there 

is a substantial industrial and commercial growth in the city. Various new 

sectors are recognized for industrial development. This is a very positive 

signal for the industrial and commercial development. Talking about the 

commercial land use, the city centre (sector 25 A and 32) and the sector 18 

are most prominent commercial hubs.  

 As of now in Noida a number of industries such as Electrical appliances, 

automobile, paper products, Furniture, Dyes, Rubber, Food Products etc are 

present. It can be easily concluded, after looking at the effort of the 

Government to develop a strong industrial township that most of the small 

scale industries of Noida are going to emerge as medium or large scale 

units. Due to large inflow of migrating population to the NCR Region, there 

is availability of work force.  
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 Master Plan 2031 Master Plan 2021 Master Plan 2011 

Sectors for 

industrial 

development 

Sectors 2, 3, 4, 9, 10, 

6, 5, 7, 8, 11, 16, 57, 

60, 67, 68, 65, 64, 59, 

58, 65, 64, 63, 80, 84, 

131 B, 140 A, 90, 95, 

138, 139 

Sectors 1, 2, 3, 9, 4, 

8, 16, 7, 6, 5, 10, 11, 

57, 58, 59, 60, 64, 

65, 67, 68, 63, 80, 

81, 84, 87, 89, 90, 

139, 136, 140 

Sectors 2, 3, 5, 6, 7, 

8, 9, 10, 11, 16, 57, 

58, 59, 60, 63, 64, 

65, 80, 81 

Sector for 

Commercial 

Development 

including 

Wholesaling and 

Warehousing.  

Sectors 18, 16 B, 25 

A, 32, Parts of 62 and 

63, 94, 124, 88  

Sectors 25 A, 132, 

18, 94, 124, 143 

Sectors 19, 25 A, 32, 

76, 77 
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1.1.4 Gurgaon  

Gurgaon is a city located near the National Capital Region (NCR) in the state of 

Haryana. It is one of the most leading cities in terms of Industrial, Financial and 

Urban Growth. In the last decade, the city has witnessed rapid population growth 

and Urbanization. Proximity to the Capital has become very advantageous for the 

city growth. Its total area is 732 Km2.  

 

Demography:  

 

Gurgaon has an estimated population of 876,824 as per 2011 India census. There 

are about 54.24% Males and 46.76% Females. The literacy rate for population 

above 7 years is 86.30. (5) 

 

 

 

Geography:  

Gurgaon lie in the southernmost end of the State of Haryana. Its boundary touches 

Rajasthan and South Delhi. On its North it’s bounded by district Jhajjar. To its east, 

lies the Faridabad district of Haryana. Rewari lies to its West.  

The city is very well known for its commendable infrastructure development.  
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1.1.5 Land Use in Gurgaon:  

Gurgaon is a rapid developing town. It is one of the most desirable cities for 

residential housing. It also houses a number of industries, shopping malls, 

Educational Institutions, MNC offices etc. It is highly appreciated for its modern 

infrastructure and attractive architecture. The city is home to several tall building 

with modern planning. Its skyline has a large number of skyscrapers.  

 

Land Use Proposal in Gurgaon:  

Land use proposed for development in the Gurgaon District, as per the Master Plan 

2031, proposed by the Town and Country Planning Department of Haryana 

District.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Master Plan Gurgaon-Manesar Complex 2031 (9) 

S.No. Land Use Area (in Hectares) 

1 Residential 16021 

2 Commercial 1616 

3 Industrial 4613 

4 Transport and 

Communication 

4428 

5 Public Utilities 608 

6 Public and Semi Public 2027 

7 Open Spaces 2928 

8 Special Zone 114 

9 Defence Land 633 

 Total Land  32988 

10 Existing Town 406 

11 Village Abadies  478 

 Grand Total 33872 
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 Out of the total proposed 33,872 Hectare of Land, 16,021 Hectare of land is 

fixed for Residential land use. This would be used for the development of 

Group Housing, Multi-storey Apartments and Residential Plots. As per the 

report on the Town and Country Planning Department Website of Haryana 

Government, the expected population in Gurgaon will be around 42.50 

Lakh. (9) In order to serve this huge population, about 47.2% of land will be 

devoted.  

 

 Well, the city’s source of income and growth is expansion and development 

of Industries. Hence, the master plan has devoted up a land of about 4613 

Hectares. This accounts for about 13.6% of the total land. There is also 

expansion of Special Economic Zones. There has already been development 

of about 1246 Hectares of Industrial land. The further expansion is to 

support the well renowned automobile industries and Software industries. 

The major feature of 2031 Industrial expansion is that most of the 

industries are assigned a land use nearby the Manesar Industrial complex.  

 

 For the expansion of commercial space, a land of about 1616 Hectares has 

been assigned. This accounts for about 4.77%. As per the Authority’s report, 

this land will be used for the development of big shopping and commercial 

malls and also the corporate mall complexes. The Haryana Development 

Authority has already developed about 480 Hectares of land devoted to the 

commercial use. The commercial centres on an average accounts for about 

3-6% of the total land use in the city. The main purpose of them is to serve 

the population’s demand for daily-use items and also luxury goods.  

 

 There has been a very strong effort from the authority’s side to build up a 

strong transportation network within the city and also to facilitate 

smoother transportation to the surrounding urban centres. Well, for this 

purpose, a significant proportion of land has been devoted. For Transport 

and Communication 4428 Hectares of Land has been planned to develop. 

This accounts for 13.07%, which is a little less than Industrial land use. This 
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will help in solving the inter-city and intra city traffic problems. The 

following development has been proposed (9) 

 

 90 Meters wide road link between Vasant Kunj in Delhi to Mehrauli 

Road in Gurgaon.  

 90 Meters wide road link from Andheria Mor in Delhi to Gurgaon-

Faridabad road in Gurgaon through Mandi and Gual Pahari. 

 150 Meters wide road link between Dwarka Residential Complex of 

Delhi to Gurgaon at National Highway 8 before Toll Plaza towards 

Gurgaon. 

 90 meters wide road link from junction of sector 63A/64 with V3. 

 

There is also plan to extend the existing Metro link which terminates at 

HUDA (Sector 29) to Manesar via Sector 43-44, 52-52A, 56-57, SPR and NH-

8. This would facilitate a cheaper and smoother transportation within the 

city.  

 

 For the public utilities a total of 608 Hectare land has been proposed. This is 

about 1.79% of the total proposed land use. This will be used for the 

development of further utility services for the people as per the population 

demand.  

 

 A significant proportion of land is been proposed for open spaces. About 

2928 Hectares of land which is approximately 8.6% is for open spaces. In 

the Haryana-Delhi state boundary about 135 Hectares of land is for the 

development of Bio-diversity Park. Open spaces will be used for the 

development of Green spaces around the city.  
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Figure: Gurgaon Master Plan (Source: raywhitegurgaon.com) 
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1.1.6 MASTER PLAN: CRITICAL EVALUATION 

What is a Master Plan?  

Master Plan can be defined as an instrument to regulate the planned growth and 

development of a region or a city. In other words, one can define Master Plan as a 

plan for a large area which addresses the land use, zoning regulations and 

infrastructural development. It provides us with an idea on how the area will be 

developed along with time required for its development. It’s a comprehensive plan 

to regulate the land use in a city and to develop the area by maintaining better 

transportation, infrastructure and provision of utilities. 

 The land use planning done in the Master Plan is primarily based on the 

population forecasts.  

 

 The allocation of land for various land uses is done on the basis of norms 

such as Density, institutional or school facilities per unit population. 

 

 The prime feature of master plan is the incorporation of building 

regulations and zoning laws. These are mean to check and control the 

development.  

 

 The master plan provides the physical frame of land use and its 

development for a particular time period.  

 

Critical Evaluation of Master Plan:   

Master Plan has various pros and cons. It is a comprehensive plan for regulating 

the land use and development in a city. But, it also leads to a large number of 

problems which are discussed as follows-  

 Firstly, Master plan divides a patch of land into various land use types such as 

residential, industrial, commercial or institutional, based on population forecasts. 

Well, this provision causes a lot of problems. Such as, if a disproportionate amount 
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of land is being recognized as industrial, for industrial development, then the land 

for the other land use might shrink. If, the authorities won’t provide more land for a 

particular land use, then obviously the prices of that land use will go up. Such as, 

there is a huge demand for housing in Noida, which requires more land for the 

construction of houses, so if the authorities will sanction more land for the 

residential land use then this demand can be met and a substantial decrease in price 

can be observed.  

 

 Secondly, since the work zones (industrial, commercial or institutional) and the 

residential zones are separated, and then people are forced to live away from their 

work zones. Well, the rich people of the society can afford to commute long 

distances and reach their work place while the middle income group faces the 

problem of commuting. This adds to their cost of living and the need for a good 

transport system. Well, the traffic on the streets or the rush in the public transports 

leads to delay.  

 

 The master plan comes along with a large number of Building Regulations and 

Zoning Laws such as Floor Area Ratio (FAR). These regulations, though required, 

but they prove a hindrance to proper development and utilization of the land 

resource, Such as, the height of building is restricted to 3 or 4 floors which in turn 

decrease the value of building in relation to land value. Low density development 

results in making land scarce and also leads to urban sprawl. Well, this would result 

in higher land values.  

 

 In a country like India, where the governance is so poor and the implementation of 

plans and policies takes so much time, Master Plans doesn’t seem to be more 

successful. The planning process usually takes much longer time than prescribed. 

The implementation of master plans in India is far too slow.  

 

 As per the Planning Commission, 1983, land use allocation does not deal with the 

socio-economic conditions of the people.  
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In India, there are a number of poorly imposed land use regulations at the central, 

state and municipal level. Well, all these regulations are poorly implemented and 

not regulated and checked accordingly. These regulations have an adverse effect 

on the pricing of land and due to which people are forced to live in a comparatively 

smaller area and this is also why the pricing of land is more than the affordability 

and average income of the people.  

By unnecessarily reducing the Floor Space Index, people get lesser space to sustain 

on. Also, this pushes the urban development to the peripheral region of the city 

and hence urban sprawl and suburbanization increases.   

Certainly one can observe the essence of corruption in real estate and land market. 

Due to various regulations the price of land goes unreasonably high and hence it 

gets unaffordable for the people. Due to high demand for residential and 

commercial space, corruption level tends to be higher, either in terms of Stamp 

duty charges or any other regulation. 
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1.1.7 Effect of Zoning Regulation on Land Use 

Land Use Planning is a draft for the allocation of the valuable land resource to 

different uses as per the population’s demand. They sufficient supply of land is a 

crucial for erecting infrastructures and boosting economic growth. This resource 

also effects socio-economic augmentation of the society.  

Land Regulations affects the price of land in a number of ways. In some cases the 

affect can be a direct one and in some cases it can be indirect. In the present, it is 

observed that land regulations invariably increases the land rate while in some 

cases the regulations tend to generate a positive effect by decreasing land value. 

 

1. Floor Area Ratio (FAR)/ Floor Space Index (FSI)  

Floor area ratio or FAR or FSI can be defined as the ratio of gross floor area 

to the net area of the site. In India, one won’t find any land use type with a 

FSI value above 2-3. In the old city centres the FSI is comparatively low. In 

cities such as Singapore, Tokyo, New York the FSI value is above 10. In 

Singapore it is above 12.  

Problem of Low FSI Value: 

In India, there is a problem of Low FSI. Due to Low FSI value, more land is 

required for constructing a floor space. This in turn leads to either lesser 

number of floors or more land area used for construction of a building. So, 

in the areas where the supply of land is scarce, low FSI results in further 

reduction of floor space area. The middle income group and economically 

weaker sections of the society are badly affected due to this. Even in the 

commercial area, this leads to decrease in productivity. This also leads to 

shift of population from the city centre (due to unavailability of space) to 

the suburban areas. Hence an increase in urban sprawl is observed.  
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FSI Values in Noida:  

For Residential:  

            Floor Area Ratio Height (in Meters) 

 

Residential House (Plot 

area from 100 to 1000 

Sq. Meters)  

   

150 ( in Percentage ) or 

1.5  

 

For 100 M2  Area: 10 Meters 

Above 100 M2: 15 Meters 

Group Housing  2.0  No Limit 

                Source: Building Regulations, Noida 2031. (10) 

               

  FSI Values in Gurgaon 

                Floor Area Ratio / FAR/FSI 

Group Housing                         1.75 

Government Offices                         1.50 

Warehousing                         0.75 

           Source: Town and Country Planning Department, Government of Haryana (9) 

 

2. High Stamp Duty:  

There is a high stamp duty on land. High stamp duty discourages land transactions 

and hence there is a poor supply of land to the land market. Well, in some case, 

high stamp duty might lead to cases of corruption. People might not reveal the 

actual land transaction rate so as to pay less stamp duty. In simple terms, one can 

say that high stamp duty undermines the modernization of the property tax system 

in India.  
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3. Slow Conversion of Land Use:  

A noteworthy barrier to the equitable land market is the slow and prolonged 

conversion of land use types. With the persistent demand of the industrial, 

institutional and residential land, patches of agricultural land are converted to 

non-agricultural types.  

It has been discerned that this process is dragged-out and cumbersome.  This 

makes the much needed supply of the land to the market sluggish and stagnant. 

The demand increases while the supply tends to be slower. Furthermore, the 

conversion of land incorporates a substantial amount of taxation, which further 

tends to increase the price of land. Even though a certain transmutation of land is 

divulged in the Master Plan, the enactment might be prolonged 
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1.2 Main Problems, their scope and impact on the society 

The project focuses on the following set of problems:  

 Acute Housing Shortage: India has a population of about 1.2 Billion till 

date. The housing shortage in India is about 25 Million units. 98% of these 

homeless people are economically weaker sections of the society. Since my 

case study focuses on Noida and Gurgaon, I realized that these two areas 

are having a boom in the land values. This can be due to huge demand and 

slow supply or due to poor governance and corruption in the land market. 

The rates of houses, in these two cities, are comparatively higher than what 

someone from a middle class or lower class can afford.  

 

 Low Floor Area Ratio: Most of the buildings in Noida and Gurgaon or even 

in India have a lower FAR. Lower FAR for residential housing leads to 

consumption of more land for building a floor space. In Noida, FAR for 

residential house is 1.5. This is very low in world context. Lower FAR Value 

leads to decrease in productivity in the commercial area and urban sprawl 

in the city.  

 

 Inefficient Zoning Regulations: Various zoning regulations such as Floor 

Area Ratio, Maximum Ground Coverage, Rent Control Act, High Stamp Duty, 

Urban Ceiling Act, Slow Transfer of Land from one land use to another, 

Floor Restriction, Maximum Height of Building and Inefficient Master Plans 

are also contributing to increase in rate of land.  

 

 Environment Problems due to Rapid Urbanization and 

Industrialization: Due to rapid industrialization and Urbanization, these 

are constant increase in pollution level in the city. There has been 

deforestation, disposal of industrial effluents in nearby water body, air 

pollution, health hazards, spread of epidemics etc. These problems have an 

adverse effect on the people. There is ecological imbalance and loss of 

biodiversity.  

 

 Extent of Urbanization in Noida and Gurgaon 

The following Google Earth Imageries shows the extent of Urbanization and 

Industrialization in both the cities. One can easily see the vegetation cover 

disappearing and new buildings emerging. Well, this is very much 

prominent in both the imageries (2002 and 2014) of the Noida City.] 
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Figure: Noida in 2002 (Source: Google Earth)  

 

 

 

 

 

 

 

 

 Figure: Noida in June 2014 (Source: Google Earth) 

 

Figure: Noida in 2014 (Source: Google Earth) 
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Figure: Gurgaon in 2004 (Source: Google Earth)  

 

 

 

 

 

 

 

 

 

 

Figure: Gurgaon in 2014 June (Source: Google Earth) 
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These problems have following effect on society:  

1. Unaffordable Housing: Due to poor supply of land from the land market, 

poor government initiatives for housing and inefficient zoning laws, 

housing is been unaffordable for a common man. One can look at the 

current rates of residential plot or apartments in Noida and Gurgaon 

(discussed in previous chapter). This is something that a member of middle 

or lower income group cannot afford. Housing is a man’s basic need. High 

stamp duty, cost of construction and other taxes further increases the total 

value of land.  

 

2. Proliferation of Slum and Squatter Settlements: Due to high land value 

and heavy taxation duty poor people cannot afford a home to live in. Hence 

they are forced to live in slums, generally made nearby the railway line, 

highways or the Central Business District. Slums are settlements which are 

unfit for human inhabitation and have dilapidated condition and poor 

infrastructure. There is no regular supply of water and electricity. There is 

an unhygienic condition and lack of proper sanitation facilities.  

 

3. Increase in land value of non-residential sectors: Not only the 

residential sectors are facing hike in land prices, but the commercial and 

industrial land is also getting scarce. There is poor availability of land for 

these land uses. Also, the master plans are also designating comparatively 

less land use for the commercial and industrial sectors. The cities are also 

not adopting the mixed land use policy. Due to the segregating of workplace 

and residential sectors, people need to commute to their work place, which 

adds further cost to their living.  
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1.2.1 Affordable Housing: Concept and Dimensions- 

Housing is one of the most basic needs for the development of an individual. It is 

one of the three basic needs of mankind. In modern concept, housing is home in 

which all the basic needs of a family are fulfilled.  

“Affordable housing is housing that is appropriate for the needs of a range of very 

low to moderate income households and priced so that these households are also 

able to meet other basic living costs such as food, clothing, transport, medical care 

and education. As a rule of thumb, housing is usually considered affordable if it 

costs less than 30 percent of gross household income.” (14) 

In simple terms, the affordable housing can be defined as a ratio to the income of 

the household to the price or rent of the house. This ratio varies accordingly for 

different sections of the society based on their economic status.  

Due to the increasing population, there is a huge demand for housing. This has led 

to an increase in the land value and prices of residential houses and multistory 

apartments. Starting from buying a piece of land, getting sanction from the 

government agencies to erecting a household, a large amount of capital is required 

which only the higher income group can afford. This is resulting in making housing 

unaffordable in a good and safe locality. Further, those lower income group and 

below poverty line people who cannot afford to buy such costly houses are forced 

to live in congested and shanty areas. Also factors such as unplanned 

Industrialization & Urbanization, Income Gap and Profit motive has made housing 

more unaffordable. 

Another interesting trend observed with reference to present day housing is the 

vertical expansion instead of horizontal. This is a concept adopted in most of the 

developed metro cities which has paucity of land and demand of housing is met by 

creating a large number of floors.  

CONCEPT OF AFFORDABLE HOUSING (11):  

As per the Deepak Parekh Committee report, the housing affordability ratio for 

various income groups is as follows: 
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1. Affordable Housing for Economically Weaker Section/Lower Income Group 

Categories:- 

 A Unit with carpet area most likely between 300 and 600 Sq. ft. with  

(i) The cost not exceeding four times the household gross 

income 

(ii) EMI/Rent not exceeding 30% of the household’s gross 

monthly income. 

 

2. Affordable housing for Middle Income Group category of Households:- 

 

 A Unit with carpet area not exceeding 1,200 Sq Feet, with 

(i)       The cost not exceeding five times the household gross annual 

income 

(ii)       EMI/Rent not exceeding 40% of the household’s gross 

monthly income. 

The size of household is considered to be five. (11) 

S.No. Income Group Average Monthly 

Per Capita 

Income(RS)  

Size of House ( In Sq-Ft) 

(11) 

1 

 

Economically 

Weaker Section 

(EWS) 

0-3,300  

300-600 Sq Ft. 

 

 
2 

 

Lower Income Group  

(LIG) 

3,301-7,300 

3 

 

Middle Income 

Group 

(MIG) 

7,301-14,500 <1,200 Sq Ft. 

4 Higher Income Group 

(HIG) 

14,500 Above Above 1,200 Sq Ft 
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Why Housing is not affordable? 

1. Overpopulation: Due to a constant growth in the population, there is a 

huge demand for housing. Some people, who can afford to buy a plot or 

residential house, meet their demand of housing while others don’t. The 

problem is with the supply side. The price of the most of the multi-storey 

apartments and residential plots these are sky rocketing. The real estate 

agents and property owners are taking an advantage of the huge demand. 

This is forcing poor people to live in slums. 

Due to Overpopulation there is an increasing poverty, air pollution, land 

pollution, water pollution, poor living standard and poor health conditions. 

This is further deteriorating the urban living conditions.  

 

2. Land Value: The value of the land or the pricing is another factor which is 

making the housing unaffordable. The price of land goes high when there is 

a huge demand and the supply is comparatively very slow.  

The increased price of land is reflective of the inability of the real estate and 

land market to supply the land. This may be due to rapid increase in 

urbanization and as a result of it most of the land has already been used for 

building purpose. Apart from this, there are also various causes affecting 

the price of land:- 

 

(i) Locality: Location of the housing is a very important factor judging 

the value of land. If a piece of land is closer to the central business 

district, then the price of land will obviously go high. If the land is in 

remote areas or in any unsafe or poorly maintained area, the price of 

land will obviously go down because less number of people will be 

ready to pay for it.  

(ii) Surroundings:  If an area is facing the dirty slum or a dumping 

ground or a landfill site then the land price will go down. While, on 

the other hand, if the land is near an aesthetically beautiful area or a 

very posh area then the land price will go high. 
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3. Construction and Building Cost: The cost of Building Material (Such as 

Bricks, Cement), Ancillary materials (Such as paints, sockets, pipes, iron 

rods, etc) affects the affordability of housing. A large amount of capital is 

required in order to by these materials, which someone from Lower Income 

Group or Economically Weaker Section cannot afford. Apart from this there 

is huge labour cost for the construction. This all sums up to a large chunk of 

money which only the wealthier people of the society can afford.  

 

4. Taxation and Legal Charges: The total cost of construction is itself hiked 

due to various legal tax duties. There is VAT, excise duty, sales tax levied on 

various ancillary materials such as iron, steel, paints, rods, pipes etc. Apart 

from this, payment is also made to the broker, architect, constructors and 

planners. There is a nominal increase in the total amount due to heavy 

license fees, registration fees, stamp duty and other taxes or duties.  

 

5. Inefficient Zoning Regulations: Due to various zoning regulations such as 

lower FAR, Maximum Height limit, Floor Restrictions, Urban Ceiling Act etc 

there is an inefficient utilization of land. This in turn makes land scarcer and 

hence there is increase in price of land.  

The land market has failed up to a major extent in providing affordable housing 

to the people. The poor people are badly affected by this.  

 

 

 

 

 

 



    
 

  
 
Copyright © 2014 Rakshak Foundation. All Rights Reserved.                        Page | 39  
  
 

Housing Price Trend in Noida:  

The following table shows average price as per www.magicbricks.com for 

January to March 2014. The following 11 areas were chosen randomly for 

demonstrating and evaluating the market price trend. This in turn will help us 

to understand if the Housing in Noida is affordable for various income groups 

or not.  

S.No. Sector/Area Average Land 

Prices for buying 

residential plot 

(Rs/SqYard) 

Average Land Price 

for a multi-storey 

apartment 

(Rs/SqFeet) 

Average Land Prices 

for buying 

residential house 

(Rs/Sq-ft) 

1 Sector 100 91,632 6,184 5,930 

2 Sector 131 99,490 5,243 - 

3 Sector 44 2,14,363 11,755 - 

4 Sector 150 17,599 4,272 - 

5 Noida Extension 22,288 3,578 3,333 

6 Noida Expressway 32,848 - 6,292 

7 Sector 47 1,25,256 - 15,062 

8 Sector 143 10,391 4,437 4,598 

9 Sector 128 1,49,543 7,144 - 

10 Sector 108 1,14,533 5,402 - 

11 Sector 41 1,06,147 - 14,984 

Source: magicbricks.com (12) 

Well, from the above table one can observe the sky rocketing land prices in 

Noida. This may be due to several factors, which will be discussed later.  
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It can be observed that most of the sectors such as Sector 47, Sector 44, and Sector 

128 etc are overpriced. For someone from EWS, who earns not more than 8000 to 

10,000 per month, affording a land in such sectors will be very impossible. Other 

cheap sectors of Noida seem to have poorly developed and cannot be inhabited 

extensively due to lack of presence of any commercial market, metro link or proper 

public transport. Hence people will find it really hard to commute to their 

workplace.  

Comparing price trend of 2009 and 2014 

S.No. Sector/Area Price of Residential Plot 

in 2009 

Price of Residential 

Plot in 2014 

1 Sector 105 63,607 96,041 

2 Sector 108 36,006 1,14,533 

3 Sector 41 49,259 1,06,147 

4 Sector 44 56,508 2,14,363 

5 Sector 46 36,318 1,07,116 

6 Sector 47 72,931 1,25,256 

7 Sector 71 40,062 90,030 

Source: magicbricks.com (12) 

If we look at the price trends of land market in 2009 and compare it to the 

recent value of land, we will observe that within a span of 5 Years the market 

value of residential plot in most of the sector has doubled or tripled. Sector 44 

of Noida, a very prominent residential sector had a market value of about 

56,508 Rs per Sq-Yard for a Residential Plot in 2009. While its rate multiplied 

four times in 2014 with a value of about 2,14,363 Rs per Sq-Yard. The same 

trend is observed in other sectors such as Sector 41, 43 and 108.  
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Factors responsible for Stimulating Growth and Soaring land prices: 

The Following are the set of reasons for the growth of the city and very high land 

prices in Noida- 

1. Proximity to the National Capital: New Delhi. 

2. Better Connectivity via wide roads and highways. Noida is well connected 

to Agra via Yamuna Expressway while the Delhi-Noida Expressway 

connects Noida and Delhi. 

3. Noida is a major hub for various IT Industries and multinational companies 

such as HCL, TCS, Adobe, Dell, and IBM etc.  

4. The Delhi metro rail also offers a better connectivity. Such as Noida Sector 

18, 16, 15, Golf Course and Botanical Garden are well connected through the 

Delhi metro. Also there are plans for the Development of Metro Rail in 

Noida itself in the coming future. 

5. The Noida City Centre is having a number of Malls, Stores, markets, 

restaurants, multiplexes and hotels.  

6. Noida has less pollution, less traffic, less rush and congestion as compared 

to the capital region.  
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7. There is scope of further Development and expansion in Noida.  

8. Due to the presence of large number of MNCs, IT Industries and Automobile 

Industries, job opportunities can also be offered to the skilled and semi-

skilled labours.  

9. Huge demand of Housing from nearby regions of Delhi, Gurgon, Haryana, 

Uttar Pradesh etc.  

10. There is an urge of the rich people to live in the congestion and pollution 

free Suburban area. Noida served that purpose. Hence a large number of 

people moved here and demand tend to increase.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



    
 

  
 
Copyright © 2014 Rakshak Foundation. All Rights Reserved.                        Page | 43  
  
 

Price Trends in Gurgaon (15)  

The following table deals with the land value trend in Gurgaon City in the month 

January-March 2014.  

S.No. Sectors/ Area Average Land 

Prices for buying 

residential plot 

(Rs/SqYard) 

Average Land Price 

for a multi-storey 

apartment 

(Rs/SqFeet) 

Average Land Price 

for a Residential 

House(Rs/SqFeet) 

1 Palam Vihar 88,321 8,695 10,094 

2 Golf Course Road 87,105 14,546 - 

3 DLF City Phase I 1,64,165 9,944 15,567 

4 DLF City Phase II 1,76,998 13,225 16,319 

5 DLF City Phase III 1,36,452 11,738 13,903 

6 Sector-38 2,17,013 - - 

7 Sector-91 55,302 4,053 - 

8 Sushant Lok-I 1,32,242 10,756 13,516 

  9 South City-I 1,24,821 11,960 13,896 

10 Ashok Vihar 32,426 - - 

Source: magicbricks.com (15) 

The above data, collected from the India’s well-known real estate website, 

magicbricks.com. The data shows the average pricing of lands for the 

Residential Plot, Residential House and Multi-storey Apartment. A very high 

land price, in all the selected sectors can be observed. One would find it very 

hard to buy a residential plot, house or any apartment in Gurgaon. Also, the 

heavy stamp duty and other property taxes will lead to further increase in the 

pricing of land.  
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Comparing Price Trends of 2009 and 2014 

S.No Sector/ Area Price in 2009 (Rs/Sq-

Yard) 

Price in 2014(Rs/Sq-Yard) 

1 DLF City Phase I 75,683 1,64,165 

2 DLF City Phase II 76,323 1,76,998 

3 DLF City Phase III 30,82,707 1,36,452 

4 Golf Course Road 39,800 87,105   

5 Palam Vihar 39,341 88,321 

    Source: magicbricks.com (15) 

Comparing the land price trend of selected 5 Areas of the Gurgaon City, It is 

observed that there is a constant increase in the price of residential plot. Most 

of the sectors had their prices increased two to three times from 2009 to 2014. 

The contradicting trend is observed in DLF City Phase III, where the market 

value for a residential plot decreased from INR 30, 82,707 to INR 1, 36,452. 

This is shocking. This increase is due to rapid urbanization, emigration of 

population and scarcity in the supply of land, which furthermore results in 

greater demand. The supply from the land market is poor. Hence, there is a 

constant increase in the price of land.  
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Factors responsible for Stimulating Growth and Soaring land prices in 

Gurgaon: 

1. Gurgaon is well connected to the capital, especially South Delhi and the 

IGI Airport.  

2. Good availability of goods and services. Malls are good and large in 

number.  

3. The millennium city is a hub for various multinational corporations 

which make it a rapid growing economy. This also provides large 

number of career prospects and employment to skilled and unskilled 

labour.  

4. Gurgaon has far better land acquisition policy as compared to the rest of 

the country. “The provision of annuity payments to landowners who sell 

their land for private development is a part of the land acquisition policy 

of Haryana state.” (16) 

5. Better connectivity by the National Highway-8, Kundli-Manesar-Palwal 

Expressway and Haryana Roadways. 

6. A large number of investment from the private builders offer better 

residential prospects.  
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Comparison of Price trend of Satellite towns of Delhi (Gurgaon and Noida) 

to the Satellite town of Mumbai (Navi Mumbai): 

It can’t be generalize that the satellite towns of the metropolitan cities are 

having a rapid inflation in land value by only analyzing the trend in the satellite 

towns of Delhi. For this, we need to make further comparison to the Navi 

Mumbai which serves as the satellite town of Mumbai. Furthermore it will be 

concluded if the land value trend is exclusive or a regular phenomenon 

happening in all suburban area nearby the metropolitan cities.  

Navi Mumbai:  

Navi Mumbai:  

S.No. Sector/Area Price of Multi-storey 

Apartments in 2009 

Price of Multi-storey 

Apartments in 2014 

Percent 

Change 

in Price 

1 Airoli 4,484 10,174 126.8956 

2 Kharghar 3905 7766 98.87324 

3 New Panvel 2624 4788 82.46951 

4 Palam Beach 6499 14607 124.7577 

5 Vashi 6034 11362 88.29964 

6 Sanpada 5594 12575 124.7944 

7 Kalamboli 2808 5373 91.34615 

Source: magicbricks.com 

The above data obtained from the Real Estate websites put forwards the housing 

trend in Navi Mumbai. Navi Mumbai is the satellite town of Mumbai. It can be 

observed that the rate of a multi-storey apartment per square feet is in between 

4,500 Rs to 14,500 Rs. There is a considerable amount of hike in land price in last 

five years. There percent change is also very high. Palam Beach and Sanpada are 

highly priced areas.  
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FIGURE: Price of Multi-storey Apartments in 2014 and 2009 in Navi Mumbai  

Noida: The following table shows the increase of the rate of multi-storey 

apartments in various sectors of Noida from 2009 to 2014. The estimated percent 

change in price tells that the rate has varied to a large extent in past five years.  

 

S.No. Sector/Area Price of Multi-storey 

Apartment in 2009 

Price of Multi-storey 

Apartment 2014 

Percentage 

Change in Price 

1 Sector 62 4,926 6,485 31.6484 

2 Sector 128 4,031 7,144 77.22649 

3 Sector 50 4,966 8,144 63.99517 

4 Sector 44 6,605 11,755 77.97123 

5 Sector 29 5,075 7,709 51.90148 

6 Sector 34 4,095 7,580 85.10379 

7 Sector 61 4,832 7,390 52.93874 
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Gurgaon 

 

 

 

 

 

 

 

 

FIGURE: Price of Multi-storey Apartments in 2014 and 2009 in Noida 

Gurgaon: 

Source: magicbricks.com 

S.No. Sector/Area Price of Multi-storey 

Apartment in 2009 

Price of Multi-storey 

Apartment 2014 

Percentage 

Change in Price 

1 DLF City 

Phase I 

5092 9.944 

95.28672 

2 DLF City 

Phase II 

6,899 13,225 

91.69445 

3 DLF City 

Phase III 

5,948 11,738 

97.34364 

4 Manesar 2,369 4,212 77.79654 

5 Sector 30 5,293 11,574 118.6662 

6 Sohna Road 3,713 8,614 131.9957 

7 Vatika City 3,937 12,020 205.3086 
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FIGURE: Price of Multi-storey Apartments in 2014 and 2009 in Gurgaon 

 

Analysis from the Data and Figures 

After looking at the rates of residential plot in various sectors of Noida and 

Gurgaon, it has been observed that in five years the rate has increased to a great 

extent. It is evident from the study that it is not possible for a middle or lower class 

person to buy a residential plot, because the individual will have to invest in 

construction, stamp duty and other taxes.  

So, a multi-storey apartment will be more feasible and economical for an individual 

who cannot afford to invest much. Furthermore, group housing houses more 

people than any residential house. Hence the rates of multi-storey apartment in the 

Noida and Gurgaon were analyzed and the percentage change from 2009 to 2014 

was calculated. This trend was compared to another satellite town of Mumbai i.e. 

Navi Mumbai. The following observations were made: 

 In the city of Noida, Sector 44 has the highest value for a multi-storey 

apartment. It is RS 11,755 per square feet. The area is catered by good 
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connectivity and comparatively a better availability of market. The area has 

observed a 78% change in the land value.  

 One of the cheapest sectors is sector 62, which offers a multi-storey 

apartment at a rate of 6,485 RS per square feet. Sector 44 had the similar 

land value back in 2009. Most of the sectors had a land value in between 

6,000 Rs to 12,000 Rs per square feet.  

 Now talking about Gurgaon, which had a rapid growth of tall residential 

buildings in the last decade. The availability of land is scarce in the main city 

while there is a little availability in the suburbs, which is under 

development. Some sectors happen to have land rates of more than 20,000 

Rs per square feet.  

 In Gurgaon, The most affordable sectors are sector 61 and 62 with a price 

range between 6,000- 6,500 Rs per square feet. Furthermore, the multi-

storey apartments in Vatika City, DLF City Phase I and Sector 30, 31 are 

very costly with a value of Rs 10,000 to 12,500 per square feet. This is very 

much unaffordable for the middle class people.  

 Out of all the selected sample sectors in Noida, it can be observed that there 

is an average percent change of 50-80 in the city, with lowest in sector 62, 

which is comparatively affordable, and highest in sector 34 and 44. This 

rate of change is lesser as compared to the fast developing city Gurgaon, 

where we observe a rapid increase in prices. The rise in price is very high in 

Vatika City and DLF Cities. 

Now we reach to the conclusion that in both the satellite towns of the capital, 

there is a huge housing demand which is leading to rapid increase in price. A 

better picture can be extracted by comparing these two satellite towns to the 

satellite town of Mumbai i.e. Navi Mumbai. Navi Mumbai is a fast developing 

satellite town in the proximity of the economic capital of the country, Mumbai. 

If a regular high land value trend is observed then the problem is common to all 

the fast developing towns or else this is exclusive to Noida and Gurgaon.  

As per the data obtained various sources, it can be clearly inferred that Navi 

Mumbai, also, has acute land shortage, and in this scenario, multi-storey 
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apartments are serving as a key housing complexes. The city has witnessed 

rapid growth due to large number of people migrating to Mumbai. Since 

Mumbai had housing shortage since 20th century, people are settling in the 

satellite towns and suburban areas of Mumbai. This is why Navi Mumbai has 

faced unprecedented growth. After observing the prices for multi-storey 

apartments, the following conclusions can be made- 

 Most of the areas of Navi Mumbai offer a multi-storey apartment in the 

range of 5,000 to 14,500 Rs per square feet, which is higher than that of 

Noida. If we look at the change in prices in last five years, we observe a 

greater percentage change than that of Noida but comparatively 

equivalent or lesser than Gurgaon.  

 Greater increase in price is observed in Palam Beach and Sanpada area 

of Navi Mumbai. They have multi-storey apartment in the range of 

12,000 to 14,000 Rs per square feet. While, New Panvel and Kalamboli 

are very cheap areas to settle in.  

After clearly observing the price of the multi-storey apartments in Noida and 

Gurgaon, thereafter comparing them to the Navi Mumbai’s trend, we observe that 

all the three satellite towns are very unaffordable. They all have soaring house 

prices and acute scarcity of land. This is because of the fact that these towns are in 

proximity to the major cities of India (Delhi and Mumbai). This increases their 

demand. And Due to far too high demand and poor supply, these towns suffers 

scarcity of land followed by inefficient and costly housing 
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1.3 Goal and Objectives of the project 

 

The project focuses on the following set of goals and objectives:  

 

i. Studying the concept of land use planning and understanding the types 

of land use in a city. 

ii. Studying the recently urbanized cities: Noida and Gurgaon.  

iii. Understanding the concept of affordable housing and researching on the 

present land values in Noida and Gurgaon of Some selected 

sectors/areas.  

iv. Analyzing the effect of Zoning Regulations and Land Use Policies on the 

price of land.  

v. Observing the trend of Affordable housing in the Satellite towns of Delhi 

(Noida and Gurgaon) and comparing them to that of Navi Mumbai, a 

satellite town of Mumbai.  

vi. To understand the causes of high land value, insufficient housing and 

stagnant land market in Noida and Gurgaon.  
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2. Methodology 

2.1 Literature Search 

Various government document, research papers and secondary data reports were 

read and analyzed for the project. The following reports were deeply analyzed and 

have contributed a lot to the project- 

 Master Plan Noida 2031: The master plan of Noida of 2031 has 

contributed a lot to the project. The master plan map has helped a lot 

in recognizing various residential, industrial, commercial and other 

land use types. Certainly, it was helpful in classifying sectors as per 

the land use.      

 

 Building Regulations- Noida: This was another piece of 

government document which talked about a number of regulations 

imposed on a particular land use in terms of Rent Control, Floor Area 

Ratio, Total Ground Coverage, Maximum Height etc. This document 

was very helpful in analysing the effect of zoning. 

 

 Master Plan Gurgaon-Manesar 2031: The master plan of Gurgaon-

Manesar Complex was also very helpful. Its explanatory material, 

regulations and descriptions for various land use were helpful for 

making proper assumptions and analysing the problem. This was 

used to study the dynamic land use of the Gurgaon city.  

 

 Report of the High Level Task Force on Affordable Housing For 

All: Report of Deepak Parekh (HDFC) on Affordable Housing For All 

was useful in understanding the concept of Affordability of House in 

Indian Context. This was also useful in analyzing the affordability as 

per the income group.  
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2.2 Field Visits 

Since the project is based upon the secondary data, field visits served no 

useful purpose. Well, initially, to understand the concept and plan the 

goals and objectives of my project, I visited the Department of 

Geography, Kirori Mal College and met Ms Kanchana Narsimhan to 

discuss my project and take useful suggestions. Also I met Dr Kaushal K. 

Sharma for gaining some more knowledge about my project. 

Furthermore, I visited a few sectors of Noida and Gurgaon to inspect the 

ground situation. Also, I interrogated a few people to get their opinion 

and views with regards to development and housing situation in Noida 

and Gurgaon.  
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3. Current NGO and Government Efforts 

3.1 Efforts by Governments:  

 Mixed Land Use Policy by Noida Authority:  

According to the Times of India Report “As per the policy, allottees owning   

residential and industrial property will be able to convert it into mixed land use by 

paying 50% of the cost difference between the prevailing residential or industrial 

sector rate and the reserve price of the commercial rate of the area where the 

property is located. "The same formula will be used for conversion to mixed land 

use for both residential and industrial properties," said Rama Raman, chairman of 

Noida, Greater Noida and Yamuna Expressway authorities.” (13) This is a very 

positive sign for promoting better land use pattern in the city. Well according to 

this provision there will be nearness of residential and industrial or commercial 

area. Hence, people will not have to commute larger distance to reach their work 

place. Also, other utility services will also be provided to the people nearby their 

houses. "For industrial plots, we will allow office space, ATM, showroom for 

display/sale of products manufactured in the unit, gym, health club, day-care 

centre, dispensary, etc," Said Manoj Rai, OSD, Noida. (13) 

 

 Haryana Urban Development Authority (HUDA): The Urban Development 

Authority of Haryana is a very active government body for providing and 

promoting better Urban Living Environment. They handle various issues 

related to land acquisition, urban residential land development, providing 

houses to Economically Weaker Section and promoting better infrastructure.  

 

 Housing Board of Haryana: The housing board is another government 

body for providing Houses to the people. It came in existence in 1971. Its 

main motive is to construct houses and provide them to the economically 

weaker sections and middle income groups of the society. 
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4 Results and Discussions 

 

4.1 Findings from the literature 

 The literature analysis was very much helpful in finding information related 

to the land use planning, housing, affordable housing concepts, concepts of 

master plan and zoning laws etc.  

 Understood the basic concept of Land Use planning in cities, its relevance 

and impact on the development of the region. 

 Gathered information on the concept of Affordable Housing and also 

understood the reasons of unaffordable housing in the cities.  

 With the help of secondary data collected from the Town Planning Authority 

of Haryana and the Planning Unit of Noida, the land use planning and master 

plans were evaluated.  

 A general study of the master plan and zoning regulations was also 

conducted. The FAR of both the cities were also observed on the basis of 

secondary data obtained from the Town and Country Planning Department 

of Noida and Gurgaon.  

 In order to analyze the price trend of property in Noida and Gurgaon, real 

estate websites were consulted and the rates of these towns were compared 

to Navi Mumbai (a satellite town of Mumbai) before reaching to any 

conclusion. This helped in studying if the land value is overpriced in Noida 

and Gurgaon exclusively or the trend is regular in all the satellite town near 

the large metropolitan cities.  

 Furthermore, conclusions were derived and further Recommendations were 

given. 

Effect of Population Influx on the Satellite Towns of Delhi (Noida and 

Gurgaon) - Increase in Built Up Area 

ISRO’s Bhuvan, 3D Satellite Platform was used to extract the Thematic Map of 

Noida and Gurgaon, showing the extent of Urban Sprawl and increase in Built up 

Area in the city. After looking at thematic maps, it was discerned that the area 
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nearby the capital was heavily populated and most of the (above 95%) was utilized 

for the Urban Land Use mainly housing and building infrastructures. Furthermore, 

as we move away from the Capital, we notice that most of the Haryana and Uttar 

Pradesh have agriculture land and are not as urbanized as Gurgaon and Noida.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure: Urban Sprawl 2011-12 Gurgaon ( Source: ISRO’s Bhuvan)  

 

 There is a substantial effect of the Developed Metropolis on its suburban 

area. In this case, Delhi had a significant role in promoting growth in the 

satellite towns Noida and Gurgaon. 
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 Firstly New Delhi started to develop and had a massive influx of emigrant 

population. After a few decades, the horizontal expansion in Delhi started to 

cease and efforts were made for vertical expansion. Due to huge housing 

demand and influx of population, people started to move to the peripheral 

regions (Noida and Gurgaon).  

 

 

 

 

 

 

 

 

 

Source: ISRO BHUVAN THEMATIC MAP  

LEGENDS: RED: Built up Area       YELLOW: Agricultural Land  

        MAGENTA: Barren Land         BLUE: Water Bodies  GREEN: Vegetation 

The above Thematic Maps generated from the ISRO’s Bhuvan Satellite Data 

Platform, depicts the Urban Sprawl of 2011-12. The following observation can be 

made- 

Figure: Urban Sprawl 2011-12 Noida (Source: ISRO’s Bhuvan)  

 

 This leads to rapid suburbanization and urban sprawl. People started 

moving to the suburban areas. Slowly, the housing development in these 

regions started to increase which further increased the demand.  
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 With the better provision of basic public facilities and civic amenities, 

population in the satellite towns tends to increase and so the demand for 

housing which furthermore leads to an increase in the rates of land. 
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5 Recommendations, Scope and Strategy for 

Implementation 

 

5.1 Recommendation & Scope 

 

 A Comprehensive Affordable House Planning:  

The government should estimate the housing requirement for the people from 

the lower sections of the society. After the estimate, there is problem of 

availability of cheap land. This can be achieved by converting barren and waste 

lands to residential land. Furthermore, about 10-25% area of residential land 

use in the master plan should be converted to a new residential land use type, 

only accessible for low cost residential housing only to MIG and LIG groups.  

Apart from this, for attracting the private builders, suitable incentives should be 

provided. One can be increasing the FAR value by 1 or 2 exclusively for private 

builders who invest in building low cost housing. Also, permission for 

commercial land use on about 15-25% of residential land should also be given, 

followed by Relaxation from certain taxes and duties. Suitable subsidies should 

also be provided by the government. Also, unviable slums can also be brought 

under residential land use. By this the government should aim to generate 

500,000 Residential dwellings annually.  

 

 Revising Floor Area Ratio: The FAR needs to be revised accordingly so as 

to bring more floor space under the use. Well, this should be done in a way 

that too much congestion can also be prevented and efficient use of floor 

space is achieved. Such as it will provide more floor space to the residents 

than what they at present have.  
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 Better Provision of Houses for EWS: Economically weaker section of the 

society is badly affected due to soaring land or apartment prices. So as to 

provide them with houses, government can fix up to 2-5 Floors in the huge 

multi-storey apartments. This should not be limited to the private sectors 

but also the flats built by the government must also be covered under this 

act. Also, it has been noticed in the Industries and the commercial centres, 

60% of the workforce is labours. Their income is not that much to afford a 

proper dwelling. Also it has been observed that they travel large distances 

to reach their workplace. So, the government can assign cheap residential 

sector fixed only for EWS around the residential sectors. Such as Noida 

Sector 18 is a very strong commercial hub and it employs a number of 

Estimating the housing requirement for LIG/MIG people 

and acquiring more land for other land use types. 

 

Provision of about 10-25% area of residential land use 

in the master plan for developing affordable houses 

 

Developing and executing an economic working model 

of affordable housing by providing subsidies and 

incentives 

 

Providing incentives to private builders to attract them 

for investment 

 

Generating more than 500,000 low cost residential 

dwellings annually and allocating them to LIG/MIG 

people. 

 

Incentives to 

Private 

Builders: 

1. Exclusive 

permission to 

increase FAR 

such as from 

1.5 to 3.5 

2. Permissible 

Commercial 

land use up to 

20% on the 

residential 

land. 

3. Relaxation 

from taxes.  

 

Barren and 

Land Lands 

 

Converting to 

Residential 
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labour and unskilled workforce. So, around this sector government can fix 

some patches of land only for EWS and provide them houses at cheaper 

rates. Also, this will save their commuting charges.  

 Improving Rental Housing: The city witnesses a large number of people 

who immigrate in search of employment, education and better standard of 

living. The immigrating population has to face a large number of problems. 

The major one is where to live in. They have to go through a large number 

of brokers and also have to pay uselessly high rent. There should be proper 

rental laws to regulate this. This can be facilitated providing house renting 

licence to certain people. Only those who have this license can only rent 

their house and the rate will be fixed by the state authorities as per the size 

of the dwelling and amenities provided. Also there are a large number of 

vacant houses. This should be discouraged by the government either by 

taxation or some other laws and those houses must be used for providing 

shelters to those who need it.  

 Provision of Night Shelters:  The authority must direct their fund for 

establishing a number of night shelters to house the homeless people. The 

shelters must be big enough to house substantially a large number of 

homeless people. The homeless people must also be made aware of such 

facilities so that they can avail it. Also in the existing nigh shelters, there is 

poor maintenance, which needs to be improved.  

 Sustainability check on Large Buildings: Huge residential dwellings or 

luxury houses must be discouraged by taxation and legal duties. This 

promotes disparity in the distribution of the land. This would in turn 

conserve land.  

 Exclusive Residential Sector for EWS: There should be a minimum 

amount of land use (Such as 1-2% of the total land in the city) fixed only for 

housing the middle and lower income group of the society. Here only flats 

with higher FSI should be established only, so as to house large number of 

people. The flat rates should be highly subsidized. This will help in housing 

the poor. Also, authorities must check the corruption. Also, the resident 
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people must not be allowed to rent it or to start any business activity on it 

or to use those areas for any other land use. 
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6. Suggestions for Future Work 

 The Project has a good scope for future expansion, but most of the scope is 

limited due to unavailability of data in the public domain. If the housing 

demand data along with the economic characteristic of the population in 

the two cities is extracted then a proper correlation can be established 

between the demand and supply. For the supply, one can study the state 

government’s efforts in providing housing. Also as per the economic 

characteristic of the population, affordability of the housing can also be 

estimated. It can be done by general market research of the land prices.  

 A proper interaction with the authorities can also be made. In that case, one 

can get their point of view and also can evaluate their effort in providing 

housing to the homeless population.  

 One can also come up with a proper urban model, in which some 

percentage of the total land use should be fixed for residential purposes for 

the middle and lower section of the society and can propose how transport 

routes and workplace should be oriented so as to decrease the additional 

transportation cost to the middle section of the society.  

 Comparing the housing situations and price trends of  Gurgaon and  Noida 

to the cities in the developed world and the cities in developing world. 

 Studying the concept of Sustainable building, sustainable cities and 

sustainable development.  

 Studying the effect of Urban Sprawl and Suburbanization on the Real Estate 

Market. 

 Analyzing the effect of Metropolitan Cities on the Development of Periphery 

Suburban regions.  
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7. Conclusion 

Land use planning helps in developing a prosperous and sustainable city. With the 

land use planning, an efficient use of the land can be made. It is certainly very 

important in making the efficient and sustainable use of land resource. The land is 

a key resource for the development of infrastructure and industries and promotes 

the construction and agricultural activities. This, in turn boosts the economy.  

Land Use planning helps in an ethical and efficient use of land, and organizes the 

land in the city in various land use types as per the need and demand of the 

population. The most basic need is the provision of the residential facilities to the 

existing and the emigrating population. After this, to support the economy, the 

development of industrial and institutional land use is crucial. Furthermore, for a 

better communication and commuting the transportation land use is developed in 

the city. Since the case study focuses on Noida and Gurgaon, the Master Plans 2031 

of both the cities were evaluated. It was found that above 40% of the total land is 

planned to be dedicated to the residential land use. Followed by industrial and 

transport routes. For commercial land use, about 4-5% of land is to be developed 

by 2031. 

In case of Affordable Housing, the Deepak Parekh Committee’s report on 

Affordable Housing classifies and identifies the concept of affordable housing, as in 

for a person from EWS; a minimum of 300 to 600 sq feet of living area is required 

to sustain a better livelihood. In case of Middle Income Group, about 1200 Sq Feet 

of Area is required. But after looking at the market trends of land prices in Noida 

and Gurgaon it can be estimated that housing is highly unaffordable in these 

regions.  

After studying the zoning laws and the master plans, it can be concluded that the 

laws and policies have equal pros and cons. Such as, low ground coverage and low 

Floor Area Ratio Values are good in keeping congestion free and less crowded city 

but at the same time, due to low FAR values, there is poor utilization of the floor 

space and this makes the land scarce, demand high, supply low and price high.  
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Also, as the city expands and develops, a number of population problems arises, 

such as proliferation of slums, ecological imbalance, cases of land acquisition, 

corruption in land market, environmental degradation and loss of vegetation 

cover.  
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“The highest measure of democracy is neither the 

‘extent of freedom’ nor the ‘extent of equality’ but 

rather the highest measure of participation.” 

- A.D. Benoist 
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Rakshak Foundation creates awareness domestically and internationally about the 

rights and responsibilities of citizens towards the society and state. Rakshak 

engages in and supports social and scientific research on public policy and social 

issues. 
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Email: secretary@rakshakfoundation.org 

Website: www.rakshakfoundation.org 
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