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CHAPTER 1 

PLANNING LEGISLATIONS 

Town planning Legislation in India: Certain planning legislations were introduced in different parts of 

India, before independence. There is no continuity or uniformity in the legislations of various States as far 

as town planning is concerned as we find in England. Different States had different provisions for town 

planning measures either under the Municipal Acts or under special enactments, such as City 

Improvement Trust Acts or Town Planning Acts. 

The history of contemporary planning practice in India dates back to the enactment of the Bombay 

Improvement Trust Act 1920. Subsequently, similar Acts were enacted in other Presidencies. The visit of 

Sir Patrick Geddes to India and his propagation of the work -home place theory laid the foundation for the 

setting up of Improvement Trusts and subsequently thinking process for enactment of Town and Country 

Planning Acts in various States and the establishment of State T&CP Departments. Following this, Urban 

Development Authorities were set up under Development Authority Acts for addressing the problems of 

fast growing towns and cities and formulating Master Plans which apart from having strong spatial 

connotations also have both social and economic aims. 

With the growth of urban problems, the municipalities utterly failed to respond to the changing situations. 

The work involved in planning, improvement and extension of towns was so complex and great that the 

municipalities were unable to carry on these works effectively. There were reasons for their failure. 

Firstly, due to ignorance and disunity, secondly, lack of imagination and interest, thirdly, lack of trained 

personnel and sufficient funds and fourthly, lack of legal backing to effectively implement town planning 

schemes and projects. As a result, we see to-day overcrowding, congestion, deterioration and haphazard 

development in most of our cities and towns. However, certain enlightened States enacted special acts 

enacted and they give an idea as to the measures taken and the efforts made by government, though in a 

very limited way, to improve the living conditions of the people in urban areas and guide the future 

growth of the urban centres in a planned manner.  

1  The City of Bombay Improvement Act (Repealed in 1925)  1898 

2  The City of Mysore Improvement Act  1903 

3  The Calcutta Improvement Act  1911 

4  The Bombay Town Planning Act  1915 



5  The Uttar Pradesh Town Improvement Act  1919 

6  The Madras Town Planning Act  1920 

7  
The Punjab Town Improvement Act (brought into effect only in 1936 by constituting 

Lahore Improvement Trust)  
1922 

8  The Nagpur Improvement Trust Act  1936 

9  The City of Bangalore Improvement Act (Repealed in 1976)  1945 

10  The Kanpur Urban Area (Development) Act  1945 

11  The West Bengal Land Development and Planning Act  1948 

12  The Bihar Restriction of uses of Land Act  1948 

13  The Madhya Pradesh Town Planning Act  1948 

14  The Madras City Improvement Trust Act  1950 

15  The Bihar Town Planning and Improvement Trust Act  1951 

16  The Hyderabad City Improvement Act  1951 

17  The Bombay Town Planning Act (Promulgated in 1957)  1954 

18  The Delhi (Control of Building Operations) Act  1955 

19  Slum Areas (Improvement and Clearance) Act  1956 

20  The Orissa Town Planning and Improvement Act  1956 

21  The Delhi Development Act  1957 

22  The Assam Town and Country Planning Act  1959 

23  The Karnataka Town and Country Planning Act (Amended in 1964)  1961 

24  The Maharashtra Urban and Regional Planning Act  1966 

25  The Tamilnadu Town and Country Planning Act  1971 

26  The Bangalore Development Authority Act  1976 

27  The Bombay Metropolitan Regional Development Authority Act  1979 

28  The West Bengal Town and Country (Planning and Development) Act  1979 

29  The Andhra Pradesh Urban Area (Development) Act  1975 

30  The Karnataka Improvement Boards Act  1976 

One important aspect to be considered in this context, is the emergence of  the Indian Republic with effect 

from 26 January, 1950 and the fundamental rights that every citizen enjoys as far as his property rights 



are concerned under the Constitution of the country. Certain provisions contained in the early Town and 

Country Planning Acts required revision under the changed set up. The old enactments could not solve 

effectively many of the ills of our urban centres. Hence, it was felt that with a view to checking the 

haphazard and unhealthy development of our urban and rural areas, a comprehensive legislation was 

necessary. For this purpose, the institute of Town Planners, India, drafted a Model Town Planning Act 

as early as in 1957 and circulated it among all the States for adoption.  

This draft Model Act was further scrutinized and revised by the Town and Country Planning 

Organization, Government of India (the then Central Regional and Urban Planning Organization) 

in consultation with the State Town Planning Departments in 1961. The finalized Model Act was 

circulated among the States for their reference and early adaption. The Model Act provided only 

for plan-making but it had no provisions for the plan-implementation. The Town and Country 

Planning Organization has since brought out a separate model law for planning and 

implementation of the master plans and regional plans.  

Some of the States felt that a common legislation providing for plan-making and plan implementation, 

including land acquisition and development, was immediately required. This was also conceived in the 

Bombay Town Planning Act of 1954. But the Bombay Act, like similar other Acts, visualized the 

preparation of master plan for any city by the local authority whose powers were limited to the area over 

which the authority had jurisdiction. Unfortunately some of the most serious planning problems exist not 

only within the city limits but also outside its boundaries. Problems like land development, transportation, 

utilities and services, etc. transgress municipal boundaries. These discrepancies, existing between the 

legal boundaries of cities and the ‘natural’ boundaries of communities suitable for  planning, are still to be 

remedied, particularly in metropolitan areas. To remedy such discrepancies it is necessary to constitute an 

authority having jurisdiction not only on the municipal area, but also on certain potential areas lying 

outside the limits of any local authority. The Model Act contained provisions for such exigencies.  

BROAD PROVISIONS OF THE MODEL ACT 

• Constitution of State Regional and Town Planning Board by the State Government for the 

purpose of advising on the delineation of the region for the planned development, 

• Directing the preparation of metropolitan, regional and area plans by the metropolitan, 

regional and area planning and development authorities. 

• Setting up of metropolitan, regional and area planning and development authorities for 

different urban and rural areas within the State to undertake preparation of development 



plans and to enforce and implement them;  

• Co-ordinating the planning and implementation of physical development programmes 

 

Model Law provided 3 steps for the administration of this law: 

a) Preparation of existing land use map, 

b) Preparation of an outline development plan and comprehensive development plan and their 

enforcement, and 

c) Preparation of detailed schemes of development or redevelopment as envisaged in the plans and their 

implementation. 

 

STATUS OF TOWN AND COUNTRY PLANNING ACTS AND MASTER PLANS 

• Based on the Model Regional and Town Planning and Development Law,1985, many 

states enacted their Town and Country Acts. 

• However , states like Haryana, Rajasthan and UT of Chandigarh, Lakshadweep do not have 

Town and Country Planning Acts. Jharkhand, Chattisgarh and Uttrakhand have adopted 

the parent state’s T&CP Acts 

• Out of 7933 Towns ,about 2032 towns have Master Plans (1483 notified +549 under 

preparation ) 

 

74 TH CONSTITUTION AMENDMENT ACT AND ITS IMPLICATION ON THE STATUTORY 

PROCESS IN TOWN AND COUNTRY PLANNING 

• First UDPFI Guidelines were prepared in 1996 in consonance with the provisions of 74
th 

CAA . 

• Part 2 contained suggested changes required in Model Regional and Town Planning and 

Development Law (Volume 2A) and modifications in Town Planning Acts of 

Maharashtra {Volume 2B) and Gujarat (Volume 2C). 

• The objective of the Volume 2 A and B was to guide the State governments to incorporate 



the provision especially of preparation for Metropolitan and District Plan . 

• However, most of the State Governments did not incorporate the provisions in the Town 

and Country Planning Acts as suggested by UDPFI Guidelines,1996. 

• An attempt was made under the JNNURM wherein one of the reform was to comply with 

74
th 

CAA with reference to constitution of both MPC and DPC. 

• States have constituted MPC and DPC but without strong professional backup for 

preparing both metropolitan and district plans. 

 

COMPARISION BETWEEN BIHAR URBAN AND REGIONAL PLANNING AND DEVELOPMENT 

ACT, 2011 and KERALA TOWN AND COUNTRY PLANNING ORDINANCE , 2013 

Other States need to follow both the States in amending the Town and Country Planning Acts. Rather, the 

Acts needs reforms in view of compliance to 74
th 

CAA and host of emerging issues which calls for: 



• Expeditious completion of Master Plan process - Need based and speedy change of Land 

use 

• Reengineering the overall regulatory framework. 

• Provision for notifying the sectoral plans. - Urban Policies at the State level - 

Constitution of State Regulatory body 

REVISION OF URDPFI GUIDELINES 

• During 1995, the National Workshop on Master Plan Approach: Its Efficacies and 

Alternatives was held which examined the entire process of urban development planning 

and implementation and as a recommendation of this workshop, the first national level 

planning guidelines ‘Urban Development Plans Formulation and Implementation’, 

(UDPFI) were framed in 1996 by Institute of Town Planners, India. 

• UDPFI Guidelines provided a framework for plan preparation and implementation 

process. Since 1996, many changes have taken place in the field of urban development 

especially in view of emerging needs and requirements of urban settlements due to rapid 

population growth and other reasons like globalization and liberalization. 

• The towns and cities have been more dynamic in nature and are subject to unprecedented 

changes in terms of requirements of infrastructure and other basic amenities. Besides, 

new emerging aspects like inclusive planning, sustainable habitat, land use and transport 

integration at planning stage, preparation of Comprehensive Mobility Plans (CMP) for 

urban transport, Service Level Benchmarks, disaster management, environmentally 

sustainable transport and urban reforms have given a new dimension to the planning 

process. Therefore, it necessitates revisiting the UDPFI Guidelines, 1996. 

• To address these emerging aspects, it was felt that the revision of the UDPFI Guidelines 

should be taken up. The ‘Urban and Regional Development Plans Formulation and 

Implementation Guidelines (URDPFI)’ was conceptualised. The draft Guidelines have 

been uploaded on MoUD website(http://moud.gov.in/URDPFI).  

• The urban and regional planning system could be divided under two heads,  

a) Core Area Planning and  

b) Specific and Investment Planning.  



The Core Area Planning could comprise a set of 4 interdependent plans:  

(i) a long term Perspective Plan with a vision and policy orientation,  

(ii) a sustainability based long term Regional Plan (and District Plans) with optimisation 

of regional resources for development, 

(iii) a comprehensive long term settlement plan as Development Plan for urban and peri 

urban areas  

(iv) A short term rolling Local Area Plan within the framework of Development Plan.  

 The Specific and Investment Planning could comprise a set of three plans,  

(i) A rolling Special Purpose Plan for special areas within the framework of 

Development Plan,  

(ii) Annual Plans to translate the physical and fiscal resource requirement of 

Development/ local Area Plan, and  

(iii) Project/ Research to focus on items of execution. 

• For planned and sustainable development of the human settlements, the regional planning 

approach needs to be promoted. The planning regions could be classified under three 

heads:  

(a) Administrative Regions, which can be District Regions or Metropolitan Regions as per the 

recommendations of the 74
th 

Constitutional Amendment Act,  

(b) Investment Regions, which can be new investment manufacturing zones, industrial and freight 

corridors, special investment regions etc. They could be identified under National Acts/ policies,  

(c) Special regions, which are sensitive in terms of environment/ socio economic or political aspects. 

EMERGING ISSUES 

• Inclusive Planning 

• Sustainable Habitat Parameters 

• Integration of Landuse and transport at planning stage 

• Norms and Standards/Zoning Regulations 

• Urban Reforms 

•  Service Level Benchmarks 



• Plans like City Sanitation Plan; City Drainage Plan; Capital Investment Plan and 

Financial Operating Plan; Disaster Management Plan; Comprehensive Mobility Plan 

MODEL REGIONAL AND TOWN PLANNING AND DEVELOPMENT LAW-SUGGESTIONS 

IN DRAFT URDPFI GUIDELINES FOR MODIFICATIONS 

• Replacing old Land Acquisition Act with the new Act.(LARR,2013)-Implications 

• Mandatory Implementation of 74th CAA 

• Inter-State Planning 

• Joint Area Committee 

• Innovative Systems of Land Assembly 

• Town Planning Scheme, Land Pooling and Development Schemes, Transferable 

Development Rights, Accommodation Reservation 

• Encouraging Private and Joint Sector Participation  

• Time Line 

• State Regulatory Body 

Local Self Governance 

Local Governments in Independent India, since 1992, has been formalized under the panchayat raj 

system (rule by village committee), a three-tier system with elected bodies at the village, taluk and district 

levels. The modern system is based in part on traditional panchayat governance, in part on the vision of 

Mahatma Gandhi and in part by the work of various committees to harmonize the highly centralized 

Indian governmental administration with a degree of local autonomy. The result was intended to create 

greater participation in local government by people and more effective implementation of rural 

development programmes. Although, as of 2015, implementation in all of India is not complete the 

intention is for there to be a gram panchayat for each village or group of villages, a tehsil level council, 

and a zilla panchayat at the district level. 

India has a chequered history of panchayati raj starting from the self-sufficient and self-governing village 

communities that endured the rise and fall of empires in the past, to the current highly structured system. 

Local government is government at the village and district level. Local governments got a fillip after 

the 73rd and 74th Constitution Amendment Acts. Later in 1992, constitutional amendments were passed 

by the Parliament. 
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• The 73rd Amendment is about Rural Local Governments (which are also known as Panchayati 

Raj Institutions or PRIs) and 

• The 74th amendment made the provisions relating to Urban Local Governments (Nagarpalikas). 

The 73rd and 74th amendments have created uniformity in the structures ofPanchayati Raj and 

Nagarpalika institutions across the country. The 73rd and 74th Amendments came into force in 1993.  

Rural Local Governments(or Panchayat Raj Institutiions) 

• Zilla Panchayat 

• Mandal Or Taluka Panchayats 

• Gram Panchayats 

The 73rd Constitutional Amendment Act 

The idea which produced the 73rd Amendment was not a response to pressure from the grassroots, but to 

an increasing recognition that the institutional initiatives of the preceding decade had not delivered, that 

the extent of rural poverty was still much too large and thus the existing structure of government needed 

to be reformed. It is interesting to note that this idea evolved from the Centre and the state governments. It 

was a political drive to see PRIs as a solution to the governmental crises that India was experiencing. The 

Constitutional (73rd Amendment) Act, passed in 1992 by the Narasimha Rao government, came into 

force on April 24, 1993. It was meant to provide constitutional sanction to establish "democracy at the 

grassroots level as it is at the state level or national level". Its main features are as follows: 

• The Gram Sabha or village assembly as a deliberative body to decentralised governance has been 

envisaged as the foundation of the Panchayati Raj System.73rd Amendment of the Constitution 

empowered the Gram Sabhas to conduct social audits in addition to its other functions. 

• A uniform three-tier structure of panchayats at village (Gram Panchayat — GP), intermediate or block 

(Panchayat Samiti — PS) and district (Zilla Parishad — ZP) levels. 

• All the seats in a panchayat at every level are to be filled by elections from respective territorial 

constituencies. 

• Not less than one-third of the total seats for membership as well as office of chairpersons of each tier 

have to be reserved for women. 

• Reservation for weaker castes and tribes (SCs and STs) have to be provided at all levels in proportion 

to their population in the panchayats. 

• To supervise, direct and control the regular and smooth elections to panchayats, a State Election 

https://en.wikipedia.org/wiki/Narasimha_Rao


Commission has The Act has ensured constitution of a State Finance Commission in every 

State/UT, for every five years, to suggest measures to strengthen finances of panchayati raj 

institutions. 

• To promote bottom-up-planning, the District Planning Committee (DPC) in every district has been 

accorded to constitutional status. 

An indicative list of 29 items has been given in Eleventh Schedule of the Constitution. Panchayats are 

expected to play an effective role in planning and implementation of works related to these 29 items. 

 

Urban Local Governments(or Nagarpalikas) 

• Municipal Corporations 

• Municipal councils 

• Nagar Panchayats 

The urban local self-government bodies have been constituted mainly to provide the basic 

amenities such as;  

a)  Supplying potable water,  

b)  Operation and maintenance of drainage and sewerage systems,  

c)  Providing public lighting,  

d)  Maintaining sanitary conditions and hygiene of public places,  

e) establishment and maintenance of primary schools 

f)  Maintenance of public parks and gardens,  

g)  Ensuring planned and orderly urban growth,  

h)  Regulation of building construction and  



i)  Licensing of commercial activities.  

f) Registration of births and deaths 

Municipalities need financial resources to fulfill the above responsibilities and they have been 

entrusted with powers to levy certain taxes and fees. The main sources of income of the 

Municipalities are;  

a)  Taxes on houses, vacant lands, commercial and industrial buildings,  

b)  Receipts from water supply,  

c)  License fee for building construction,  

d)  Fees from business and commercial establishment,  

e)  Transfer of receipts from entertainment tax, receipts under motor vehicles Act, octroi 

compensation and other statutory grants constitute the contribution from the Government. 

They can also raise loans for capital expenditure from central,  state governments and 

financial institutions like HUDCO, LIC etc.  

Organizational set-up: Municipalities were directly under the control of the government upto 

1985 and then the control was transferred to the Directorate of Municipal Administration created 

for the purpose in 1985 under the Ministry of Housing and Urban Development. The two organs 

of the local bodies are: the one consisting of elected representatives and the other of executive 

machinery, state governments have powers to supercede the elected body and appoint 

administrators, if warranted. At the District level, the deputy commissioner shall monitor their 

activities with the assistance of chief officers.  

SPACE STANDARDS 

The following list gives the recommended standards under various categories of land uses, civic 

amenities, community facilities, utilities and services, traffic and transportation, industry, housing, etc. for 

the overall balanced growth of a town.  



a) Planning Standards for Civic Amenities and Community Facilities  

Educational facilities  
Population per 

unit 

Number of 

pupils 
Area in hectares  

Nursery school 

(age group 3 to 6 years)  
1,500 80 

0.2 (including play 

ground)  

Basic primary school (age group 6 to 14 

years)  
3,500 400 

1.0 (including play 

ground)  

Higher secondary school (age group 14 to 

17 years)  
15,000 1,000 2 (including play ground)  

Colleges  50,000 2,000 
3 to 4 (including play 

ground)  

Technical institution  50,000 1,000 5.0  

b) Medical Facilities  

Dispensary  5,000 - 0.1 

Health centre (0.5 bed per 1,000 population)  20,000 15 0.4 (including staff quarters) 

Hospital (2 beds per 1,000 population)  50,000 100 2 (including staff quarters) 

District Tuberculosis centre  1.0 to 1.2 million 100 2 

c) Other Facilities  

Other amenities  Population per unit Area in hectares  

Post and telegraph office  10,000 0.1 (including staff quarters)  

Electricity substation  50,000 0.2  

Police station  10,000 0.2  

Police station (major)  50,000 0.8 (including staff quarters)  

Fire station  50,000 0.8 (including staff quarters)  

Cinema theater  20,000 0.25  

Community hall and library  25,000 0.75  

Open air theater  50,000 0.8  

Religious building  3,000 0.1  



Auditorium  20,000 0.4  

Filling station  15,000 0.05  

Filling-cum-service station  25,000 0.1  

Parks, Playgrounds and Open Spaces  

Category  Population per unit Area in hectares 

Tot lot  500 0.05 

Children’s park  2,000 0.2 

Neighbourhood playground  1,000 0.2 

Neighbourhood park  5,000 0.8 

Burial ground  10,000 0.4 

Total area required for parks, playgrounds and open spaces  1,000 1.5 

Water Supply Consumption  

Population range  
Break up per capita consumption in litres per day 

Domestic use Public use Ind. And commerce Agriculture Waste Total 

Less than 1,000  25 - - - - 25 

1,000-5,000  45 10 5 - 10 70 

5,000-20,000  45 10 15 15 10 95 

20,000-50,000  45 35 15 10 10 115 

Traffic and Transportation Standard for Roads  

Streets in residential areas  Minimum right of way in metres  

Cul-de-sac  
9 (max. length 150 m. with sufficient turning 

radius)  

Loop street  9 (max. length 450 m)  

Service road  9  

Residential street  9-14 (with cross road at 200 m.)  

Collector street  18  

Feeder street  23  



Major street  30  

Other roads:  
 

Roads in commercial and industrial areas  14  

Sub-arterial road  45  

Arterial road  60  

Cycle track  2.25-3  

Foot path (on either side of roads having width 12m 

and above)  

1.75-2.5 in residential and other areas 4.5 min. 

in C.B.D.  

Pathways inside public gardens and pedestrian malls  1.5-3  

Minimum Off-Street Parking Space  

Type of use  One parking space shall be provided for every  

Theatres and auditoriums  20 seats of accommodation  

Retail business  45 sq.m. of sales area  

Office building  90 sq.m. of office floor space  

Restaurants  15 seats of accommodation  

Hostels  4 guest rooms  

Industrial buildings  100 employees in the industry  

Wholesale and warehouse buildings  90 sq.m. of storage floor space  

Multi-family dwellings  4 dwellings units  

Lodging establishments and tourist homes  5 guest rooms  

Minimum Parking Space for Each Car or Truck  

Car  3m x 6m  When individual parking space is required  

 
2.5m x 5 m  When parking lots for community parking are required  

Truck  3.75m x 7.75m  
 

Loading and Unloading Space:  

Off-street loading and unloading berths shall be 3.75 m x 7.75 m provided as below:  



 (i)  For all kinds of developments excepting residential, warehouses and godowns: one berth for 

initial 500 to 1500 sq.m. of floor area. Additional berths at the rate of one for every subsequent 1000 

Sq.m. or part thereof.  

(ii)  For warehouses and godowns: Two berths for initial 500 to 1500 sq.m. of floor area. Additional 

berths at the rate of one for every subsequent 500 sq.m. or part.  

Industry Floor Area Requirements  

Types of industry  
Floor area per worker 

in sq.m. 

Plot area per worker 

in sq.m. 

1. Food products  

1. (i)  Bakery (small and confectionery  

2. (ii)  Flour mills (organized) and fruit canning and 

preservation  

2. Wooden products  

1. (i)  Wooden electrical goods  

2. (ii)  Furniture making  

3. Leather products 

(i) Leather shoes and other leather  

products  

4. Stoneware, clay and ceramic products  

1. (i)  Stone crushing  

2. (ii)  Common crockery, refractories,  

tiles, etc.  

(iii) Glazed sewer pipes, hume pipes  

11 20 

9 14 

6 

7 13 

26 

28 70 

23 35 

14 

18 33 

64 

 



Desirable Land Use Pattern (percentage)  

Particulars  
Population range 

Less than 50,000 

Residential  50 

Industrial  6 

Commercial  3 

Parks, playgrounds and open spaces  8 

Transportation and communication  22 

Public and semi-public  8 

Others  3 

 
100 

Desirable Densities of Population:  

Particulars  Persons per hectare 

Average gross density for the city  100 

Average gross density for the community  150-200 

Net density for residential neighbourhood  200-250 

Gross density at the periphery and suburbs including low land value areas  100 

Intermediate rings of cities and districts  200 

Inner ring around core area  250-375 

Core of city and high land value areas  500 

 

  



Residential Plot Sizes for Towns in India:  

Income group  Dimensions in Mts. Area in sq.mts 

Low  9 x 15 ; 12 x 15 135; 180 

Middle  12 x 18; 14 x 21; 15 x 24 216; 294; 360 

High  18 x 27; 24 x 30; 27 x 36 486; 720; 972 

Public housing and multiple family plots (90 

sq.m. per family with 12m to 18m road)  

90 x 90 

; 90 x 180 and multiples of 90 
8,100; 16,200 

 Set Back for Residential Buildings: a) Front and Rear Setbacks:  

Depth of site in mts  Min. front in mts. Min. rear in mts. 

Up to 15  1.5 1.5 

15-18  1.5 1.8 

18-21  3.0 1.8 

21-24  4.0 2.0 

24-27  4.5 2.5 

27-30  4.5 3.0 

30-36  6.0 4.0 

Above 36  9.0 4.5 

 b) Side Setbacks:  

Width of site in mts.  Min. left side in mts. Min. right side in mts. 

Up to 9  1.0 1.0 

9-12  1.25 1.75 

12-15  1.25 30. 

15-21  1.75 3.5 

21-27  3.0 4.0 

27-30  3.0 4.5 

Above 30  4.5 6.0 



 Housing:  

Minimum plinth area per dwelling  32.5 sq.m. 

Minimum floor area per dwelling  23.25 sq.m. 

Minimum size of dwelling  2 living rooms, kitchen and bath 

Desirable persons per room  2.0 

 Density of Dwellings:  

Area  Dwelling units per hectare 

Low density area  25 

Medium density area  50 

High density area  75 

Average density of dwellings  40 to 50 

Average size of family  5 persons 

Plot Area Coverage and Floor Area Ratio: a) Residential:  

 
Area of plot in Sq.m Max. Percentage of coverage 

 
100-200 65 

 
200-300 60 

 
300-400 55 

 
400-500 50 

 
500-1000 45 

 
Above 1000 40 

Floor area ratio: 1.0 to 3.0  
  

 

  



b) Commercial:  

 
Area of plot in Sq.m Max. Percentage of coverage 

 
Up to 100 80 

 
100-300 75 

 
300-400 70 

 
400-500 65 

 
500-1000 50 

 
1000-2000 40 

 
Above 2000 35 

Floor area ratio: 1.0 to 4.0  
  

c) Industrial:  

 
Area of plot in Sq.m Max. Percentage of coverage 

Light industry  250-2000 50 

Medium industry  2000-4000 40 

Heavy industry  Above 4000 35 

Floor area ratio: 0-5 to 1.5  
  

 

Some Other Important Terms 

 Land acquisition refers to the process by which the union or a state government in India 

acquires private land for the purpose of industrialisation, development of infrastructural 

facilities or urbanisation of the private land, and provides compensation to the affected 

land owners and their rehabilitation and resettlement. It is governed by the Right to Fair 

Compensation and Transparency in Land Acquisition, Rehabilitation and Resettlement 

Act, 2013 (LARR) and which came into force from 1 January 2014 with an official 

mandate to "meet the twin objectives of farmer welfare; along with expeditiously meeting 

the strategic and developmental needs of the country". Till 2013, land acquisition in India 

was governed by Land Acquisition Act of 1894. Union Government of India has also 

made and notified the Right to Fair Compensation and Transparency in Land Acquisition, 
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Rehabilitation and Resettlement (Social Impact Assessment and Consent) Rules, 2014 

under the Act to regulate the procedure. 

 Eminent domain (United States, India, the Philippines), compulsory purchase (United 

Kingdom, New Zealand, Ireland), resumption (Hong Kong), resumption/compulsory 

acquisition (Australia), or expropriation  in some other countries, is the power of a state 

or a national government to take private property for public use. The doctrine is based on 

the following two Latin maxims, (1) Salus populi suprema lex (Welfare of the People Is 

the Paramount Law) and (2) Necessitas publica major est quam (Public Necessity Is 

Greater Than Private Necessity). However, it can be legislatively delegated by the state to 

municipalities, government subdivisions, or even to private persons or corporations, 

when they are authorized to exercise the functions of public character. The property may 

be taken either for government use or by delegation to third parties, who will devote it to 

public or civic use or, in some cases, to economic development. The most common uses 

of property taken by eminent domain are for government buildings and other facilities, 

public utilities, highways and railroads, or for public safety. Some jurisdictions require 

that the acquirer make an offer to purchase the subject property, before resorting to the 

use of eminent domain. The term "eminent domain" was taken from the legal treatise De 

Jure Belli et Pacis, written by the DutchjuristHugo Grotius in 1625.  

 The term "condemnation" is used to describe the formal act of exercising this power to 

transfer title or some lesser interest in it, such as an easement, upon which the condemnor 

must pay just compensation for it. 

 Land Assembly: The process of forming a single site from a number of lands, usually for 

 eventual development or redevelopment. Land assembly can tale place through 

land acquisition, land pooling, TDR, Accomodation reserves and private sector land 

pooling schemes. 

 Landpooling: The Policy that allows land owners to pool their land for development and 

get a part of the developed land instead of money. 

 Transfer of Development Right (TDR):An incentive based program that allows 

landowners to sell development rights from their land to other interested party who then 

can use these rights to increase the density of development at another designated location. 

 Accommodation Reservation: It is an urban planning tool for development of public 
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reservations without land acquisition. Under accommodation reservation, an owner of a 

plot can avail the entire floor space index (FSI) permissible on a plot reserved for public 

amenities in the development plan after utilising a portion of the plot’s built-up space for 

setting up the amenity, which has to be handed over free of cost to the town planning 

authority. It is a popular tool for development of buildable social amenities such as 

markets, hospitals and dispensaries, among others. 

 The Urban Land (Ceiling and Regulation) Act 1976 was enacted for preventing 

speculation on land and to prevent concentration of such land in the hands of a few 

individuals. The Act also contemplates the states taking over of surplus land beyond the 

ceiling limit at a reasonable price for utilizing the land for public purpose. This is a new 

experiment undertaken by India which is facing rapid urbanization.  

 

  



PREVIOUS YEAR GATE QUESTIONS 

Q. Individual parking space for car is       [Gate 1997] 

 a] 3m 6m   b] 3.75m  7.5 m   

d] 2.5 m  5 m   d] 3m 5m     Ans: D 

 

Q. Comment on the existing mechanism of devolution of urban development fund between State and 

Local Government.        [Gate 1997] 

Ans: The revenue share between state governments and ULBs is determined by the State Finance 

Commissions (SFCs) which are set up by state governments every 5 years. In essence, the mandate of the 

SFC is to determine: 

1. the principles of distribution to rural and urban local governments the net proceeds of the taxes, 

duties, tolls and fees levied by the state 

2. taxes, tolls and fees which may be assigned to rural and urban local governments 

3. grants-in-aid to rural and urban local governments from the consolidated funds of the state 

After the 73rd and 74th constitutional amendments in 1994, significant portion of development functions 

of the State were devolved to local governments. Taxation is the most appropriate way to fund local 

government services. Property tax constitutes a potential item of revenue for Grama Panchayats, 

Municipalities and Corporations. Profession tax is collected from all companies and individuals 

transacting business or engaged in a profession for at least 60 days in a half-year. They are bound to pay 

the tax at such rates as are fixed by the concerned local government subject to the maximum rates 

prescribed by the Government. Entertainment tax is the third largest source of income for Grama 

Panchayats and the second largest source of income for Municipalities and Corporations. Parking tax for 

commercial places, collected by urban local bodies is also major source of revenue. Half of the amount 

received through auctioning of sand bed or other natural resources go to concerned local bodies 

Q. Which of the following is generally the largest internal source of revenue for Indian municipalities? 

        [Gate 2001] 

 a] Property Tax   b] Stamp Duty on property transfer 

 c] Conservancy Tariff   d] Water Tariff   Ans: A 

At a fundamental level, the internal revenue generation of a municipality is a reflection of the quality of 

its governance, and the transparency and accountability of its administration. Internal revenue sources like 

the property tax and user charges are, perhaps, the most critical funding levers available to a municipality 

because without effective, predictable generation of internal revenues, it will be a tremendous challenge 

to attract new, external sources of funding. External sources, whether in the form of bank loans, bonds or 

other capital market instruments, will be available to municipalities only on the basis of the internal 

revenues they generate now and are expected to generate in the future. There is also a corresponding need 
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to create a stable and predictable flow of grant funding to cities from upper tiers of government. In the 

absence of such sustainable financing models for municipal infrastructure, the agenda for inclusive, 

equitable cities in India could be seriously jeopardized. 

 

Q. The process of acquiring excess land for selling at a higher price after the completion of the project is 

known as         [Gate 2002] 

 a] Encroachment  b] Enforcement   

c] Betterment   d] Recoupment    Ans: C 

 

Q. Choose the right combination of information, which should accompany an application for Building 

permission from any urban local government.    [Gate 2004] 

 P. Site plan     Q. Building plan 

 R. Key plan     S. Ownership Title 

 T. Power of Attorney    U. Services Plan 

 V. Quantity estimate 

 a] P-Q-R-S-U  b] R-Q-T-V  c] S-T-U-V d] Q-R-S-T Ans: A 

 

Q. Which of the following percentage distribution of different land uses is the most representative one for 

a medium size urban area?     [Gate 2004] 

[Note: R-Residential, C-Commercial, P-Public and Semipublic, T-Transportation and Communication, I-

Industrial] ? 

 a] R : 45%,   C : 4%,     P : 12%,   T : 14%,   I : 8% 

 b] R : 30%,   C : 4%,     P : 35%,   T : 14%,   I : 10% 

 c] R : 30%,   C : 20%,   P : 12%,   T : 14%,   I : 10% 

 d] R : 45%,   C : 4%,     P : 12%,   T : 14%,   I : 20%    Ans: A 

 

  



Q. On street parking along a road kern has provision for 45 degree angular parking with car spaces of 5.4 

m by 2.5 m.  How many cars can be parked in 400 m stretch along the kern? 

[Gate 2004]          Ans: B 

 A] 100 cars  B] 110 cars  C] 120 cars  D] 130 cars 

Explanation: 400/(2.5/cos 45) = 110 

 

Q. The use of Police Power is most appropriately related to    [Gate 2005] 

 a] Fair administration of law 

 b] Using power to pass and enforce laws in public interest  

 c] Using power to pass and enforce laws in private interest 

 d] Reducing crime in the neighborhood     Ans: B 

 

Explanation: State's constitution-granted power to govern, and to make, adopt, and enforce laws for the 

protection and preservation of public health, justice, morals, order, safety and security, and welfare. It 

also gives a government the right to take private property for public use under the doctrine of eminent 

domain. Although police power is fundamental and essential (and cannot be surrendered or transferred) it 

is subject to constitution-imposed limitations such as due process and supremacy of the law of the land. 

       

 

Q. The 74th Constitutional Amendment empowers     [Gate 2005] 

a] The President of India to declare general election without consulting the Parliament 

b] The Prime Minister to reschedule Parliament Sessions  

c] Municipal Organizations to undertake planning development of their respective towns 

d] Individuals to change political party membership after elections   Ans: C 
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Q. The Census of India defines ‘Urban Area’ as an area with minimum  [Gate 2006] 

 P. Population of 5000 

 Q. Population of 10000 

 R. 75% of population engaged in non-agricultural activities 

 S. 75% of male population engaged in non-agricultural activities 

 T. Density of 400 persons per sq. km 

 U. Density of 400 persons per hectare 

 a] P, S, T  b] Q, S, T c] P, R, U  d] Q, R, T Ans: A 

 

Explanation: For the Census of India 2011, the definition of urban area is as follows; 

1. All places with a municipality, corporation, cantonment board or notified town area committee, etc. 

2. All other places which satisfied the following criteria: 

i) A minimum population of 5,000; 

ii) At least 75 per cent of the male main working populationengaged in non-agricultural pursuits; and 

iii) A density of population of at least 400 persons per sq. km. 

 

Q. Zoning regulations deal with       [Gate 2007] 

 P. Density    S. Minimum areas of rooms 

 Q. Land use    T. Height 

 R. Building materials   U. Reserved land areas 

 a] P, Q, T b] P, Q, R, U  c] Q, S, U d] Q, R, S, T  Ans: A 

 

Q. Which of the following is not included in the UDPFI Guidelines for urban development?  

         [Gate 2008] 

 a] Perspective Plans    b] Development Plans 

 c] City Development Plans   d] Annual Plans  Ans: B 

 



Q. The instrument that provides standards for land development by indicating lot sizes and layouts is 

         [Gate 2008] 

 a] Zoning regulations    b] Land use control 

 c] Building bylaws    d] Subdivision regulations Ans: D 

 

Q. Nagar Panchayats and District Planning Committees in India were introduced as a result of 

a] National Urbanisation Policy      [Gate 2008] 

 b] Jawaharlal Nehru National Urban Renewal Mission 

 c] Electoral reforms 

 d] Constitution (73rd and 74th Amendment) Acts    Ans: D 

    

 

Q. The 73rd and 74th Constitutional Amendments pertain to   [Gate 2009] 

a] Abolishing the Urban Land Ceiling Act 

b] Providing restricted role to local courts to settle rural disputes 

c] Providing more responsibility to municipal and local bodies for planning and development 

d] Providing right to information for the general public    Ans: C 

 

Q. A local authority can go for Urban Development through   [Gate 2010] 

(a) Land Acquisition    (b) Land Pooling 

(c) Transferable Development Rights  (d) All the above   Ans: D 

 

  



Q. Identify the most representative percentage distribution of land-use for a medium urban center, 

according to UDPFI guidelines, where 

Residential = R, Commercial = C, Transport = T, Industry = I   [Gate 2010] 

(a) R = 30%, C = 20%, T = 12%, I = 10% 

(b) R = 45%, C = 04%, T = 14%, I = 08% 

(c) R = 30%, C = 04%, T = 14%, I = 15% 

(d) R = 45%, C = 10%, T = 12%, I = 10%     Ans: B 
 

Q. The correct requirements provided to seek permission from the local authority for constructing a small 

residential building are      [Gate 2010]  

 

P. Key Plan    Q. Site Plan 

R. Zonal Plan    S. Building Plan 

T. Power of Attorney   U. Ownership Title 

V. Transport Plan   W. Drainage/Sewerage/Water Supply Plan 

X. Solid waste disposal plan 

 

(a) P, Q, R, S, W  (b) P, Q, S, U, W  

(c) P, S, V, W, X  (d) Q, S, T, V, X     Ans: B 

 

Q. The minimum road curb length required for parking cars perpendicular to the road is 

           [Gate 2011] 

(a) 15 m (b) 25m (c) 35m (d) 40m    Ans: BExplanation: 

The minimum road curb length required for parking 10 cars perpendicular to the road  =  2.5 m width per 

car x 10 cars = 25m. 

   

Q. The information that is NOT essential to be submitted for sanction of any building plan is (A) Site 

Plan    (B) Floor Plans      [Gate 2013] 

(C) Title Deed   (D) Land Cost      Ans: D 

 



Q. Development authorities in India are established under the provision of   [Gate 2014] 

(A) Municipal Act    (B) 74th Constitutional Amendment Act  

(C) Town and Country Planning Act (D) Land Acquisition Act   Ans: C 

 

 

Q. The fundamental right pertaining to property ownership in India DOES NOT embrace 

(a) Sell, Lease, Donate or Bequeath  (b) Mortgage    [Gate 2015] 

(c) Grant Easement    (d) Change in use   Ans: D 

 

Q. As per Census of India 2011, Nagar Panchayat refers to     [Gate 2016] 

(A) Rural area surrounded by a growing city  

(B) Urban area within a panchayat  

(C) Rural area adjacent to a nagar  

(D) Urban area with a statutory local government     Ans: D 

 

Q. Match the terms in Group-I with the related terms in Group-II    [Gate 2016] 

Group-I     Group-II  

P Acquisition     1 Ownership  

Q Planning permission   2 Construction  

R Building plan sanction   3 Land cover  

S Mutation     4 Land use  

5 Land  

(A) P-5, Q-4, R-2, S-1   (B) P-5, Q-3, R-1, S-2  

(C) P-3, Q-4, R-5, S-1   (D) P-5, Q-3, R-2, S-4    Ans: A 

 

  



Q. As per URDPFI guidelines, the number of Equivalent Car Space (ECS) required to accommodate ten 

cars, sixteen scooters and forty bicycles will be______________  

Ans: 18          [Gate2016] 

Explanation: According to URDPFI guidelines – 2014, parking requirements are: 

   

Vehicle Type Parking Required (ECS) 

Car/ Taxi 1 

Two wheeler 0.25 

Auto Rickshaw 0.5 

Bicycle 0.1 

Trucks/ Buses 2.5 

   

    Given; 10 cars, 16 Two-wheelers and 40 bicycles 

     => Parking required = 10(1) + 16(0.25) + 40(0.1) 
   So, parking required for given vehicles is 18 ECS 

 

Q. The principle of Eminent Domain is the power to     [Gate 2017] 

(a) restrict exercise of rights in land through zoning and environment laws 

(b) control land use 

(c) retain land use 

(d) acquire and take procession of property in order to promote public interest Ans: D 

 

 

 


