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Foreword

Delhi has grown rapidly over the last few 
years and its population has increased 
ten-fold (to 1.7 crore) in just six decades. 
However, according to the Delhi 
Development Authority’s (DDA) estimate, 
the current infrastructure can serve only 1.5 
crore people.

About 60 lakh people are expected to be 
added to Delhi’s population by 2021. Thus, 
the city requires adequate infrastructure to 
support about 80 lakh people to cover the 
existing deficit.

This requires the development of 
about 50,000–60,000 acre of land and 
a strong financial commitment from 
the government. Direct acquisition of 
large tracts of land may be not feasible 
due to the ever-increasing land prices. 
Landowners have anyway challenged 
direct acquisition due to less transparency 
in the process and unfair compensation. 
To address these concerns, DDA recently 
introduced the land pooling policy to 
facilitate faster and efficient development. 
The policy is aided by incentives such as 
high floor area ratio (FAR) and a single-
window mechanism.

DDA and the government have restricted 
themselves to being just facilitators and 
are promoting public-private partnership for 
the development of urban infrastructure 

in Delhi. The new land pooling policy is 
expected to result in the availability of at 
least 40,000 acre of new land, a majority of 
which will be in outer Delhi areas such as 
Bawana, Najafgarh and Narela. 

Such large-scale development is expected 
to make Delhi a major property market in 
the entire NCR region. Developers have 
already acquired about 20,000 acre of 
land in outer Delhi areas and they are now 
preparing development plans .

To upgrade urban infrastructure, the 
government has approved INR90,000 
crore to be spent during the 12th Five-Year 
Plan (FYP) (2012–2017), which translates 
to a spending of about US$882 per capita, 
which is way higher than India’s average of 
US$50 (the average for China is US$360 
and US$500 for South Africa).

A combination of funding, political will and 
reforms is expected to assist the city’s real 
estate and urban infrastructure sectors to 
witness an impressive medium- to long-
term growth.

We express gratitude to the National Real 
Estate Development Council (NAREDCO) 
for allowing KPMG in India to publish 
a white paper on this landmark reform 
introduced by the government. 

1. “Soon, outer Delhi may grow vertically,” The Times of India 
website, http://articles.timesofindia.indiatimes.com/2013-
01-27/delhi/36576594_1_private-developers-outer-delhi-
development-plan, accessed 9 December 2013
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The state of Delhi holds immense 
importance for India. Besides being the 
capital of the world’s largest democracy, 
it is also the hub of socio-economic and 
political activity in the country. Attracted by 
strong economic growth, the population of 
Delhi has increased tenfold over the last six 
decades primarily due to immigration from 
other Indian states making it one of the 
most populous cities in the world.

The Delhi Development Authority (DDA) 
was established in 1957 to accommodate 
a growing population, provide adequate 
infrastructure and oversee planned 
development in Delhi. In 1962, the first 20-

year Master Plan for Delhi was introduced. 
Thereafter, it was modified extensively to 
cover the period up to 2001 (MPD-2001). 
Currently, the development of Delhi is 
being governed by the Master Plan 2021 
(MPD-2021).

However, planned development in the 
state has so far not been able to meet 
the unprecedented population growth. 
There is a shortage of urban infrastructure, 
such as housing, roads, sewerage, water, 
transportation and power. As per estimates 
by DDA, Delhi’s present infrastructure can 
accommodate a maximum of 1.5 crore 
people2.

With the population of Delhi set to rise 
further, developing additional infrastructure 
is becoming challenging by the day. The 
population is expected to increase to 
2.3 crore by 2021 from 1.7 crore in 2011 
translating into a CAGR of 3.1 per cent. 
Thus, new urban areas are required to be 
developed from scratch to accommodate 
the new 80 lac population by 20213.

Delhi MPD-2021 envisages strong growth over next several years
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In the 12th Five Year Plan (2012–2017), 
the government has allocated INR90,000 
crore for maintaining and developing urban 
infrastructure of Delhi, a significant jump 
from INR54,800 crore from 11th Five Year 

Plan (2007-2012). A majority of funds are 
allocated toward transport, water supply 
and sanitation, medical and education 
sectors. 

Sources: Planning commission; Delhi Government; MPD-2021; KPMG in India analysis

Current infrastructure is working more than its rated capacity

Infrastructure Current Supply (A) Existing deficit (B) Additional demand by 2021 (C) Total supply required (D = B+C)

Housing (million units) 4.6 0.5 0.8 1.3 

Water (Million gallon per day) 855 165 1,380 690 

Sewerage (Million gallon per day) 512 ~300 1,100 ~900 

Power (Mega watt) ~5,700 - 8,800 ~3,000 

Solid Waste (Tonnes per day) 7,700 1,700 15,740 9,700 

Transport (Million trips per day) 15 - 26 - 

Sources: Planning commission; Delhi Government; MPD-2021; KPMG in India analysis

Allocation in various five year plans (INR crore) More allocation in 12th five year plan

2. Delhi Urban Area – 2021, Delhi Development Authority 
website, http://www.dda.org.in/planning/docs/03_Delhi_
Urban_Area_.pdf, accessed 9 December 2013

3.  Master Plan for Delhi – 2021, Delhi Development Authority, 
7 February 2007
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One of the most significant issue in meeting the urbanization 
challenge in Delhi is the availability of new land for accommodating 
new population. It is estimated that about 20,000–24,000 hectare 
land needs to be developed by 2021 to accommodate the 
increasing population and meet the existing deficit4. 

There is a need to address the problem of limited availability of 
financial resources and land with the DDA by overhauling existing 
regulations and processes to encourage extensive participation 
of the private sector in the development process. The MPD-2021 
has recommended, increasing the role of private sector in urban 
infrastructure projects, particularly in the process of acquisition 
and development of land in Delhi. This long-overdue change has 
been implemented recently by incorporating the public-private-
partnership policy with the new land policy framework of DDA. 

In the new (and liberalized) land policy, DDA has enabled 
developers to directly acquire land from farmers or landowners 
through partnership in place of forceful acquisition. Simply put, in 
land pooling policy, a number of small holdings are pooled together 
and a part of the pooled land is utilized for developing physical and 
social infrastructure. The remaining land is returned to the original 
land owners with development rights. 

This policy is expected to lead to 4,357 million square feet of 
development across residential, commercial, public and semi-
public segments through private participation. Consequently, the 
private sector can develop about 1.45 million new dwelling units 
over the next decade besides developing commercial spaces5.  

India has successfully implemented the land pooling policy in 
several states earlier. For instance, Maharashtra, Gujarat, Tamil 
Nadu, Punjab and Kerala have followed this policy instead of the 
Land Acquisition Act to develop townships. 

Delhi implemented its first land policy in 1961. However, in recent 
years, the need for a new policy was felt to provide for increasing 
demand for urban infrastructure and address issues such as 
transparency in acquisition and assessing the fair market value 
of land . Further, with significant increase in prices of land, it is 
financially difficult for DDA to go for a large scale land acquisition. 
Therefore, a new land policy was introduced recently to protect 
the interests of all stakeholders, namely landowners, development 
authorities, society and private players.

1. As per the new land policy, Government/DDA would act only as 
a facilitator with minimum intervention to facilitate and speed 
up integrated planned development. As a facilitator, the DDA 
will be required to undertake the following responsibilities:

• Declaration of areas under land pooling – The Government/
DDA shall be responsible for creating and implementing a 
framework for Land Pooling Policy to:

 – frame detailed regulations including process and timeline 
for participation in a time bound manner. The regulations 
shall be put up in public domain for inviting views of all 
stakeholders giving a 30 day timeframe

 – create a dedicated Unit for dealing with approvals of Land 
Pooling applications

 – create a Single Window Clearance concept wherein all the 
agencies responsible for giving time bound clearances will 
meet regularly as per notified timelines

• Preparation of layout/sector plans – This would depend on 
the availability of physical infrastructure at the site

• Development control norms – The DDA shall formulate the 
following norms under the policy:

 – Residential Floor Area Ratio (FAR) of 400 for Group 
Housing to be applicable on net residential land exclusive 
of 15 per cent FAR reserved for Economically Weaker 
Section (EWS) housing. Net residential land to be 
maximum of 55 per cent of gross residential land.

 – FAR for city level commercial and city level public/semi-
public development to be 250.

 – Sub division of gross residential areas and provision of 
facilities shall be as per MPD-2021.

 – Local level facilities to commensurate with gross 
residential density of 800-1000 person per hectare. 

• Superimposition of revenue maps on the approved zonal 
plans

2. As per the policy, a land owner, or a group of land owners or 
a developer (referred to as Developer Entity (DE)), shall be 
permitted to pool land for unified planning, servicing and sub-
division/share of the land for development as per prescribed 
norms and guidelines:  

• The developer entity shall be responsible for assembly and 
surrender of land within the prescribed time frame as well as 
preparation of layout plans as per the Master Plan and Policy.

• The land parcels owned by owners will be consolidated by a 
Land Pooling Agency, which shall later transfer a part of that 
land back to the owners and part will be retained by DDA. 

3. As per the Master Plan, a certain portion of land shall be 
equitably returned to the landowner. The land returned to the 
owner shall be irrespective of the land use assigned to their 
land as per the  Zonal Development Plan.

4.  Delhi Master Plan 2021, Delhi Development Authority; DDA approves land policy, Economic Times website, http://
articles.economictimes.indiatimes.com/2013-07-26/news/40815006_1_dda-delhi-development-authority-land-
records, accessed 18 October 2013

5.  “Key provisions of Master Plan Delhi 2021 revealed”, ANI News website, http://www.aninews.in/newsdetail2/
story128293/key-provisions-of-master-plan-delhi-2021-revealed.html, accessed 9 December 2013

Arranging large land parcels is the need of the hour Guidelines and features of the new land policy
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Sources: The Gazette of India, Ministry of Urban Development, September 6 2013

For assembling of land, the following land pooling model has been proposed:

Categories of Land Pooling

Category 2 
(2-20 hectare)

Land retained by  
DDA – 40 per cent

Land retained by  
DDA – 52 per cent

Category 1 
(>20 hectares)

Land returned to  
DE – 60 per cent

Distribution of land returned to DE (60 percent)
• Gross residential – 53 percent
• City level (commercial) – 5 percent
• City level (public/semi public) – 2 percent

Distribution of land returned to DE (48 percent)
• Gross residential - 43 percent
• City level (commercial) - 3 percent
• City level (public/semi public) - 2 percent

Land returned to  
DE – 48 per cent

4. As per the Master Plan, both DDA and Developer Entity shall 
ensure speedy development of Master Plan roads and other 
essential physical and social infrastructure, and recreational 
areas. The Master Plan has highlighted the following roles in 
infrastructure development for each:

•  DDA

 – Time bound development of Master Plan roads

 – Create provision for physical infrastructure such as 
water supply, sewerage and drainage, provision of social 
infrastructure, and traffic and transportation infrastructure 
including metro corridors

 – External development in a time bound manner (external 
development charges and other development charges 
incurred for city infrastructure shall be payable by DE on 
actual cost incurred by DDA) 

• Developer Entity (DE)

 – Approval of layout/ detailed plan from DDA

 – Demarcation of roads as per Layout and Sector Plan, and 
obtain verification of same from the concerned authority 

 – Develop Sector/internal roads/infrastructure/services in its 
share of land. This will include water & power supply lines, 
rain water harvesting, STP/ WTP etc.)

 – Timely completion of development and its maintenance 
with all facilities i.e open spaces, roads and services till 
the area is handed over to the Municipal Corporation.

• Further for infrastructure development, following land use 
distribution in the urbanisable areas shall be adopted: 

 – Gross Residential – 53 per cent

 – Recreational – 16 per cent

 – Roads and Circulation – 12 per cent

 – Public/ Semi Public Facilities – 10 per cent

 – Commercial – 5 per cent

 – Industrial – 4 per cent

Note:

 – The recreational land use does not include green areas 
within the various gross land use categories

 – The share of city level remunerative land to be retained by 
DDA shall depend on the categories/size of land pooled 
under this policy.

 – DDA’s share in residential land shall vary between 0-10 
percent, commercial land shall vary between 0-3 percent 
and entire industrial land of 4 percent shall be retained by 
the DDA.

5. As per the Master Plan, the developer entity shall ensure 
adequate provision of EWS and other housing as per Shelter 
Policy of the Plan. Apart from this, the developer entity shall 
also return the prescribed built up spaces,  EWS dwelling units 
and LIG Housing Components to the DDA as per the policy. 
Further for EWS, following terms have been adopted by the 
Master Plan:

• EWS Housing unit size to range between 32-40 square 
meter

• 50 per cent of EWS housing stock to be retained by DE 
for regulated sale for Community Service Personnel and 
the remaining 50 per cent to be sold to DDA at Base cost 
of Rs 2000/ sq ft, which shall be enhanced as per CPWD 
escalation index at the time of handing over

• The EWS housing component created by the DE shall be 
subject to quality assurance checks as prescribed by the 
DDA.

6. The DDA shall also be responsible for acquisition of left out land 
pockets in a time bound manner.

Guidelines and features of the new land policy
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It is now an accepted fact that cities across the globe cannot 
prosper without making private players an integral part of 
development. Public authorities are increasingly accepting this fact 
and relying more on the private sector. 

Until recently, only DDA had a stronghold over urban infrastructure. 
However, opening the domain to the private sector is a significant 
step toward changing the way it is managed. In the future, we 
expect private sector participation to increase significantly in the 
development of Indian cities.

Land acquisition is among the most important issue being faced 
by Delhi to develop urban infrastructure. We believe that the recent 
land pooling policy is a welcome step toward addressing this 
issue and expediting the development of urban infrastructure. In 
addition to allowing private participation, the land pooling policy 
also includes promising features such as tradable FAR and single-
window clearance mechanism. 

The new policy is expected to release about 40,000 acres of new 
land in Delhi leading to development of about 1.45 million houses . 
It would take about four to five years before this supply would hit 
the market. The addition of this huge new supply may help keep a 
check on the property prices in Delhi and surrounding region such 
as Gurgaon, Noida, Ghaziabad and Faridabad over medium term.

Going forward, we expect the policy to incorporate features such 
as allowing higher FAR and promoting mixed-land use. We also 
recommend improving integration among various authorities such 
as DDA, MCD (Municipal Corporation of Delhi), DJB (Delhi Jal 
Board) and other urban local bodies. 

• The scheme should be transparent in process and accounting of 
revenues 

• Firm deadline for the government and local authority should be 
set to enable timely execution of the scheme

• Architects and city planners should be trained adequately for 
delivering good quality urban environment

In the Delhi Land Pooling Policy, there appears to be some 
operational issues which should be clarified for success of the 
policies. These are:

• Though, a single window mechanism would be placed, there 
are no fixed timelines for granting approval to the scheme

• Greater clarity is required surrounding the location of the land 
being returned to the land-owners

• The success of the scheme depends on the financial strength 
of the local authorities, since development of infrastructure on 
the pooled land would require substantial investment. In such 
scenario, provisions such as sale of plots by authorities should 
be considered to make the scheme self-financing.

• Early provision of infrastructure ensures smooth execution of 
scheme as objection from land-owners are minimized

• Transfer of land ownership disputes to the newly reconstituted 
plots

• Development authorities planning capacity to interconnect 
physical, financial and property rights dimensions of TPS

• The scheme should be self-financing or the local authorities 
should have adequate financial strength to execute the TPS 
scheme.

Land pooling is extensively used globally. It was first adopted 
by Holland and Germany in and around 1890s. the policy quickly 
spread across the globe including Europe (Sweden, Finland, France 
and Belgium); Asia (Japan, South Korea, Thailand, Indonesia, 
India and Nepal); Middle East (Israel, Lebanon and Palestine) and 
Australia. Primarily, the policy is used for peri-urban expansion.

In India, the land pooling policy was first used under the Bombay 
Town Planning Act, 1915 in the erstwhile Bombay Presidency. Few 
decades later, it became the basis of the Town Planning Act in 
Gujarat — The Gujarat Town Planning and Urban Development Act, 
1976.

The Town Planning Scheme (TPS) was extensively used in 
Maharashtra in the first half of 20th Century. For instance, several 
large parts of Mahim, Khar and Borivali in Mumbai were developed 
through TPS. However, its usage declined over years after the 
enactment of Maharashtra Regional & Town Planning Act, 1966, 
which shifted focus for the implementation of the city master plan 
from TPS to Detailed Development Plan (DDP). The major reason 
for the shift from TPS approach to DDP approach was due to long 
time involved in execution of former scheme and the fact that 
ownership dispute over a single land parcel used to hold up the 
entire scheme.

On the other hand, TPS scheme was a grand success in the State 
of Gujarat which brought several amendments to address the 
issues being faced in the TPS scheme. The major changes in the 
TPS scheme of Gujarat were as follows:

• Possession of land for construction of roads after approval of 
the Draft TPS (amendment brought in 1999). This help ensure 
land-owners support through the entire execution stage as the 
value of land appreciates after road and other infrastructure 
construction starts.

• Sale of plots (up to 15 percent of scheme area) to finance the 
scheme (1986 amendment).

• Tighter time limits in the process (1999 amendment)

Additionally, the TPS process in Gujarat does not settle ownership 
disputes, but transfer them to the newly reconstituted plots, 
thereby ensuring execution of TPS scheme. Apart from extensive 
usage in the state of Gujarat and Chhattisgarh, the town planning 
scheme is occasionally used in Maharashtra, Andhra Pradesh, 
Karnataka, Punjab and Kerala. 

Conclusion

Learning from the TPS scheme of other states

Success factors in TPS scheme

Land pooling policy experience in India

6. DDA’s Land-pooling policy: Will it dampen property prices in NCR?, The Economic Times 
website, http://articles.economictimes.indiatimes.com/2013-11-13/news/44031227_1_new-
land-acquisition-bill-land-pooling-policy-property-prices, accessed 9 December 2013
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Formed in 1998 under the aegis of Ministry of Housing and 
Urban Poverty Alleviation, Govt. of India, National Real Estate 
Development Council (NAREDCO) is the apex national organization 
representing all stakeholders of real estate. The Union Minister 
of Housing and Urban Poverty Alleviation is its Chief Patron and 6 
members on the Governing Council are nominated by the Ministry.

NAREDCO works towards creating an environment conducive to 
growth of real estate industry and urban habitats in partnership 
with Industry and Govt. through advisory and consultative 
processes. NAREDCO was formed with the mandate to induce 
transparency and ethics in real estate business and transform 
the real estate industry into a mature, professional, modern and 
globally competitive industry. In this connection it strives to be 
the leading advocate to develop standards for effective and ethical 
business practices, viewed crucial for healthy growth of organized 
real estate industry in the country.

KPMG in India, a professional services firm, is the Indian member 
firm of KPMG International and was established in September 
1993. Our professionals leverage the global network of firms, 
providing detailed knowledge of local laws, regulations, markets 
and competition. KPMG in India provide services to over 4,500 
international and national clients, in India. KPMG has offices across 
India in Delhi, Chandigarh, Ahmedabad, Mumbai, Pune, Chennai, 
Bangalore, Kochi, Hyderabad and Kolkata. The Indian firm has 
access to more than 7,000 Indian and expatriate professionals, 
many of whom are internationally trained. We strive to provide rapid, 
performance-based, industry-focussed and technologyenabled 
services, which reflect a shared knowledge of global and local 
industries and our experience of the Indian business environment.

KPMG is a global network of professional firms providing Audit,  Tax 
and Advisory services. KPMG operates in 156 countries and have 
152,000 people working in member firms around the world. 

Our Audit practice endeavours to provide robust and risk based 
audit services that address our firms’ clients’ strategic priorities and 
business processes.

KPMG’s Tax services are designed to reflect the unique needs 
and objectives of each client, whether we are dealing with the tax 
aspects of a cross-border acquisition or developing and helping 
to implement a global transfer pricing strategy. In practical terms 
that means, KPMG firms’ work with their clients to assist them in 
achieving effective tax compliance and managing tax risks, while 
helping to control costs. 

KPMG Advisory professionals provide advice and assistance to 
enable companies, intermediaries and public sector bodies to 
mitigate risk, improve performance, and create value. KPMG firms 
provide a wide range of Risk Consulting, Management Consulting 
and Transactions & Restructuring services that can help clients 
respond to immediate needs as well as put in place the strategies 
for the longer term.

About NAREDCO 

About KPMG in India

The new policy is attached with several taxation issues. Developers 
and land owners’ should undertake a detailed tax analysis to have 
a clear understanding of the overall tax impact before going for 
pooling or development of land. Key aspects from tax perspective 
that would require consideration are as under:

• Tax and registration costs vis. a vis. contribution of land to the 
land pooling agency

• Tax and registration cost vis. a vis. allotment of land by the 
agency to the developer entity

• Tax aspects vis. a vis. sale of specified percentage of EWS flat 
at a predetermined rate

• Tax implications with regard to maintenance of income and 
expenses, before they same are transferred to a municipality

• Tax implications with regard to repatriation of profits to the 
land owners upon completion

• Withholding tax implications on transfer of immovable 
property

• Other aspects which require consideration are the legal status 
of the land pooling agency, legal status of the developer entity 
etc. as the tax implications would vary depending on the legal 
status (company, firm, LLP, AOP) of such entities.

The above outlined tax aspects are generic in nature and the 
same would vary, on a case to case basis, depending on the 
facts of each case. Thus, it is essential to undertake a detailed 
analysis from taxation perspective for taking an informed decision.  
Additionally, a developer and land owner should wait and watch to 
see if some state specific tax benefits are introduced to avoid multi 
tier taxation.

Taxation perspective
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