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Urbanization: It is All about Land
• Land for new cities 
• Efficient use of the existing urban land

– Giving greater living space to the existing urban 
population

– Giving more generous office space to businesses
– Giving living space to migrants and office space to 

new businesses moving into the city
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DMIC: An Ambitious 
Urbanization Plan

• Land must be acquired along 
the Delhi Mumbai Industrial 
Corridor (DMIC) for
– Industrial Regions (minimum 

area 200 sq. km.)
– Industrial Areas (minimum 

area 100 sq. km.)
Photo from Indiadefence.Com



Acquiring Land for New Cities
• Prime Minister Narendra Modi plans to build dozens 

of new cities
• But under the Land Acquisition Act, 2013

– Minimum five years for land acquisition from start to finish 
if there are zero bureaucratic delays, NGO protests  and 
court challenges

– Monetary Cost of land acquisition under the act higher than 
almost anywhere in the world
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• The amazing maze of 
the steps required for 
land acquisition under 
the Land Acquisition Act 
2013

• No new land acquisition 
has happened since 
January 1, 2014

Source: K. Ravi Kumar (2014)



The Enemies of Current Urban Space

• Empty horizontal spaces: The Urban Land 
Ceilings Act, 1976

• Empty vertical spaces: The tragedy of the ultra-
low Floor Space Index (FSI)

• Empty built up spaces: Rent control laws
• Empty coastal land: The Coastal Zone Regulation 
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The Urban Land Ceilings and Regulation  
Act (ULCRA), 1976

• The Act authorized the government to “buy” any vacant lot in 
excess of a ceiling )500, 1,000, 1,500 and 2,000 sq. m. in Class A, B, 
C and D cities, respectively

• Loopholes leading to evasion through bribes and long-drawn 
litigation. Only 9% of the vacant land was acquired.

• The bulk of land went off the market resulting in land prices in 
Mumbai rivaling those in Tokyo and New York.

• Though ULCRA is now gone, vast amount of urban land in cities like 
Mumbai remains tied up in litigation.

8



The Floor Space Index (FSI)
• The FSI is the living space in a building permitted 

to be built as a proportion of the area of the plot 
on which the building stands

• Indian cities have notoriously low FSI, which 
impedes expansion of space vertically up.

• Indian cities are also perverse in setting the FSI 
lower as we get closer to the city center.  
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FSI in Mumbai

Nariman Point

 (Source: Alain Bertraud)
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• FSI in Singapore
– Central Business District (CBD): 8 

to 25
– Residential next to the CBD: 6
– Residential elsewhere: 1.5 to 4

• FSI in Manhattan
– CBD: 15, 10 along the main 

avenues
– Residential: 0.6 in the Suburbs to 

10 in Manhattan next to the CBD



Rent Control Laws
• Rent control in most cities since independence
• Reforms in the last 15 years allowing 4 to 5% 

annual increase
• This helps new rentals but not the large stock 

of rental properties with decades of controls 
and therefore low base rent. 
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Renter or Rentier?
“Mea Kadwani, 78, has lived in the same 
apartment in the Mukund Mansion in 
Mumbai since he was a toddler. Thanks to 
rent control laws, he paid less than $20 a 
month for decades, and $23 a month 
recently, for a 2,600-square-foot space in 
the upscale Nepean Sea Road 
neighborhood, where rents typically top 
$2,000 a month. Now he’s moving on: After 
three years of negotiations, he and his wife 
pocketed $2.5 million from Orbit, a real 
estate developer planning to turn the 
building into a garage for residents of its 29-
story Villa Orb tower under construction 
next door.”

Pooja Thakur, Bloomberg BusinessWeek, 5 July 2012
Photo: Bloomberg BusinessWeek, 5 July 201212



Implications (p. 1 of 3)
• Not enough low-rent housing giving rise to slums 

while impeding migration
• Dilapidated tall and old buildings that renters 

would not quit for the fear of losing cheap rental 
and owners would not rebuild for the fear of 
being forced to go down to the current low FSI 
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The 142-year old Esplanade Mansion in Mumbai:  “95% Safe”

• Renters won’t 
quit for great 
location at very 
low rent

• Owner won’t  
rebuild for the 
fear of losing 
the FSI
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Source: 
http://www.mid-day.com/arti
cles/esplanade-mansion-95-s
afe-or-100-unsafe/218256

http://www.mid-day.com/articles/esplanade-mansion-95-safe-or-100-unsafe/218256
http://www.mid-day.com/articles/esplanade-mansion-95-safe-or-100-unsafe/218256
http://www.mid-day.com/articles/esplanade-mansion-95-safe-or-100-unsafe/218256


Implications (p. 2 of 2)
• Limited residential space per person, tiny offices 

for businesses
• Temptation to use every single inch of ground 

space legally or illegally resulting in 
– Shortage of space for building infrastructure
– Congestion in traffic
– Shortage of parking space
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Upscale Districts of Manhattan and 
Mumbai Compared

Item
Manhattan (CD-

8)*
Mumbai (Ward 

C)**
FSI
Residential 6.26 2.26
Commercial 11.93 2.09
Space per person (sq. m.)
Residential 64 10
Commercial 235 8

*Community District 8 on the East Side between 59th and 96th streets
**South Mumbai, directly North of Ward A, which is the southernmost ward
Source: Shirish B. Patel in the Hindu, 4 August 2012 16
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This is how Indian Cities Look (Delhi)



Tall Buildings in India are Rare
• The existing tallest building in India (Imperial 

Towers, Mumbai) is 254 meters high and ranks 
228th worldwide

•  The tallest building even in Vietnam is 345 meters 
high and ranks 39th

• World One (shown left), the tallest residential 
building in the world under construction, currently 
300 meters tall and planned to be 450 meters, is in 
Mumbai.  It is being built on a 17 acre plot
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