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CEPT Conferences facilitate knowledge exchange, 
collaboration, and interdisciplinary research 
in urban design, planning, and public policy. 
Stakeholders from diverse backgrounds come 
together to engage with issues related to 
sustainable and equitable urban development.
The conferences create space for dialogue, 
exchange of ideas, policy discussions, student 
learning, and networking across academia, 
practice, and government.

Organised by the CEPT Research and Development 
Foundation (CRDF)—the research and advisory 
arm of CEPT University— these conferences are 
part of CRDF’s efforts to address urban challenges 
in India through research, advisory work, and 
capacity building.

#ceptconferences #urbandesigninindia



A B O U T 

U PI  CO N F E R E N C E
Urban areas in India are changing rapidly. Cities are evolving in ways that 
influence how people live, work, and access services. Urban planners are 
increasingly engaged by governments and institutions to address spatial, 
social, environmental, and economic aspects of urban development.

Over the past few years, there has been a steady recognition of urban 
planning as a professional practice that extends beyond technical 
expertise to include coordination, implementation, and long-term 
strategic thinking. Several urban local bodies are creating positions for 
planners or seeking planning inputs across departments and initiatives.

Given the wide diversity in Indian cities—in terms of population, geography, 
institutional frameworks, and local contexts— planning approaches must 
be flexible and inclusive. While engaging with communities is essential, 
so is addressing systemic challenges such as fragmented governance, 
uneven access to infrastructure, and environmental vulnerability. Planning 
practice today requires navigating these layers while responding to local 
needs and priorities.

The Urban Planning in India conference creates space for professionals 
to share their experiences working on a range of planning projects. This 
year’s edition focuses on the realities of planning practice—highlighting 
both challenges and approaches adopted in different contexts. The 
sessions aim to support peer learning and encourage reflection across 
practitioners, academics, and students engaged in shaping urban futures.







C O N F E R E N C E  AG E N DA
9th May 2024
Venue – Balwantrai N. Brahmbhatt Lecture Hall, CEPT University, Ahmedabad

8:30 AM - 9:40 AM

9:45 AM – 10:00 AM

10:00 AM – 11:00 AM

11:30 AM – 12:30 PM

11:00 AM - 11:30 AM

12:30 PM - 02:00 PM

Registration and breakfast

Welcome
Making Planning Work for Indian Cities – Setting the 
Context

Session 1: Urban Development in India: Spatial Planning

TEA BREAK

LUNCH BREAK

Sanjay Kumar, Senior Town Planner, Haryana

Avinash Patil, Director, Town Planning and Valuation, 
Maharashtra

GaneshAhire, SeniorAssociate, 
HCPDesign,PlanningandManagement Pvt. Ltd

Dinker Gurung, Chief Town Planner, Sikkim.

A 20-minute presentation by each speaker followed by a 
discussion for 10 minutes each

A 20-minute presentation by each speaker followed by a 
discussion for 10 minutes each

Urban Planning and Land Development Process in Haryana

Revamping Urban development: Innovations in Planning 
Initiatives and Reform Processes in Maharashtra state

Revised master plan and Development plan for GIFT City

Mainstreaming Planning in Urban Development: Experiences 
from Sikkim



02:00 PM - 03:00 PM

3:45 PM - 04:45 PM

5:15 PM Onwards

Session 2: Urban Development in India: Policies as 
Enablers

Exhibition tour guided by the students

Tilottama Dhar, Senior Associate Director, CBRE Industrial 
Advisory Practice

Wg Cdr P Madhusoodhanan (Retd), Vice President (Aerospace 
and Defence) - Tamil Nadu Defence Industrial Corridor

Shishir Dash, Lead Technical Support Team, Jaga Mission

Anil Desai, Redevelopment Consultant, Ahmedabad

Sandeep Bapat, General Manager - Property Development, 
Maharashtra Metro Rail Corporation Limited

Equity in Industrial Cities: Impact of policies in shaping future-
ready industrial towns

Harmonizing Industrial Policy with Urban Development: The 
Tamil Nadu Effort Paving the Way for Sustainable Growth

Eviction to Empowerment: Case of Jaga Mission-insitu 
redevelopment of informal settlements

Urban transformation through redevelopment: experiences 
from Ahmedabad

Implementation of TOD policy at Nagpur

03:00 PM – 03:45 PM

04:45 PM - 05:00 PM

TEA BREAK

CONCLUDING REMARKS

A 20-minute presentation by each speaker followed by a 
discussion for 10 minutes each

A 20-minute presentation by each speaker followed by a 
discussion for 10 minutes each
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Session 1: Urban Development in India: Spatial Planning

Sanjay Kumar, Senior Town Planner, Haryana

Ganesh Ahire, SeniorAssociate, 
HCPDesign,PlanningandManagement Pvt. Ltd

Urban Planning and Land Development Process in Haryana

Revised master plan and Development plan for GIFT City
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Sanjay Kumar
Chief Town Planner

SANJAY KUMAR
CHIEF TOWN PLANNER, GOVERNMENT OF HARYANA

He is an Architect-Planner who joined the Government of Sikkim as an Assistant 
Architect in December 2001 for the first state sponsored social housing scheme. He 
has been posted in the Urban Development Department since February 2004 till 
date in various capacities with involvement in implementation of various schemes 
under the Ministry of Housing & Urban Affairs, Government of India.

He took a sabbatical in the year 2010 to pursue Master of Planning (Housing) 
from the School of Planning & Architecture, New Delhi. Attended the certificate 
course “Leaders Program in Urban Transport Planning and Management” in 2015 
conducted by the CoE-UT, CEPT University. He has been involved in guiding the 
urban development in the state through interventions in housing, mobility, urban 
poverty alleviation and planning legislations. Presently posted as the Chief Town 
Planner and with over 20 years of experience, he has been tasked with spearheading 
the urban planning reforms in the state.
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Urban Planning and Land Development Process in Haryana 
– Mr. Sanjay Kumar

Haryana has long been a key player on India’s urbanization frontier. Urban growth 
in the state typically begins with a node and gradually expands toward surrounding 
villages. Small areas are demarcated as Control Areas under the Punjab Scheduled 
Roads and Controlled Areas Restriction of Unregulated Development Act, 1963, 
helping regulate land use and prevent unauthorized development. This is the 
foundation for preparing Development Plans for these areas.
Key Legislation Governing Urban Development

Urban planning in Haryana is overseen by the Department of Town and Country 
Planning (TCP). The department operates under several important legislations, 
including:
•	 Control Areas Act, 1963
•	 Haryana Development and Regulation of Urban Areas Act, 1975
•	 Punjab New Capital (Periphery) Control Act, applicable to parts of Haryana
These laws collectively ensure structured growth and prevent haphazard 
development.

Affordable Housing Licensing – A New Direction
Under the Deen Dayal Jan Awas Yojana (DDJAY), the state has adopted a licensing 
model for small-sized plots to promote affordable housing. This initiative is designed 
to support lower-income groups and has been notably successful—licenses have 
been granted to projects catering to approximately 60 lakh people and enabling 
the creation of around 5 lakh dwelling units.
Land Acquisition and PPP Model

The LARR Act, 2013, significantly altered the land acquisition landscape, making 
it difficult for the government to acquire land directly. This gap paved the way for 
Public-Private Partnerships (PPP). In this model:
•	 Colonisers and landowners collaborate to obtain development licenses.
•	 Colonisers typically secure land rights through a Power of Attorney, entering 

into formal agreements with the landowners.
•	 Government-mandated agreements (e.g., LC4) define the terms of 

development, including a five-year completion timeline.
This model ensures mutual accountability and legal compliance throughout the 
project lifecycle.

External Development Charges (EDC)
To fund infrastructure like roads, water supply, and sewage, the government levies 
External Development Charges (EDC) on licensed projects. These charges are vital 
for ensuring that new developments are adequately serviced and integrated with 
existing infrastructure networks.

These deliberations highlight Haryana’s evolving urban planning framework—
balancing regulatory control with innovative approaches like PPPs and affordable 
housing licenses to meet the demands of rapid urbanisation. 
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Ganesh Ahire
Senior Associate | Urban Planner

GANESH AHIRE
SENIOR ASSOCIATE | HCP DESIGN, PLANNING AND MANAGEMENT 

An Urban Planning and Urban Design professional, with expertise in leading large-
scale public projects. He has successfully led teams of planners and designers, 
delivering both statutory and non-statutory projects for various Government 
Authorities in India. His significant contributions include the Development Plan 
for Ahmedabad 2021, the Local Area Plan (LAP) for Transit-Oriented Development 
(TOD) in Ahmedabad, Town Planning Schemes at Nagpur, the Master Plan for 
Mumbai Eastern Waterfront, and Pune River Rejuvenation Projects. 

His academic journey includes a B.Arch from B.K.P.S. College of Architecture, Pune, 
and a Master’s in Urban Planning from IIT Kharagpur. He holds registrations with 
the Council of Architecture (COA) and the Institute of Town Planners India (ITPI). 



17 URBAN PLANNING IN INDIA 2024



CEPT CONFERENCES

Revised Master Plan and Development Plan for GIFT City 
– Mr. Ganesh Ahire

Located between Gandhinagar and Ahmedabad, the Gujarat International Finance 
Tec-City (GIFT City) is envisioned as a premier global financial and business hub. 
Mr. Ganesh, in his presentation, traced the evolution of the project—reviewing its 
origins, assessing current development status, and outlining key enhancements 
proposed in the updated Master Plan.

Background and Existing Conditions
Initially planned over 400 hectares, GIFT City was governed by the GIFT Urban 
Development Authority (GIFTUDA). The 2011 Master Plan introduced a vertical 
development model with high-rise buildings and a structured urban layout. 
Progress has been modest, with a few towers constructed and operational.

The area has now expanded to 980 hectares, encompassing over 14 square 
kilometers. While the core focus remains on business infrastructure, portions of the 
site are allocated by Gujarat Urban Development Authority (GUDA) for institutional 
use, agriculture, and Non-Development Zones (NDZ)—a zoning approach that 
limits integrated urban growth.

Despite the ambitious scale, spatial utilisation remains low. The allowed building 
footprint is 13%, significantly below comparable urban centers like Nariman Point 
(29%) or Manhattan (46%). With an FSI potential of 3.65 million sq.m., only 2.8 million 
sq.m. has been developed. Additionally, inactive street edges and limited open 
fronts reduce the liveliness and walkability of the public realm.

Proposed Enhancements in the Master Plan
The revised Master Plan aims to reposition GIFT City as a more efficient and livable 
urban center. Key proposals include:
•	 Optimised Land Use: Reorganisation of fragmented plots to promote mixed-

use development and better integrate green spaces. The goal is a more 
cohesive urban layout that balances commercial and residential needs.

•	 Strengthened Urban Design and Connectivity: Enhancements include 
preserving open spaces, ensuring sufficient parking, and introducing a 
200x200 meter grid for improved circulation. The elimination of cul-de-sacs 
and emphasis on active street fronts promote a more walkable and vibrant 
environment.

•	 Enhanced Floor Area and Layout Efficiency: To unlock underutilised FSI, 
the plan suggests densification and reconstitution through Final Plot (FP) 
planning, improving plot shapes and sizes. Provisions for right-of-way (ROW), 
green infrastructure, and non-motorised transport (NMT) aim to ensure 
ecological and user-friendly urban design.

Conclusion
The updated GIFT City Master Plan marks a strategic shift, moving beyond 
conventional zoning to emphasise efficient land use, active public spaces, and 
integrated infrastructure. This reimagined approach reinforces GIFT City’s potential 
as a future-ready global financial hub grounded in contemporary urban planning 
principles.
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Avinash Patil, Director, Town Planning and Valuation, 
Maharashtra

Dinker Gurung, Chief Town Planner, Sikkim.

Revamping Urban development: Innovations in Planning 
Initiatives and Reform Processes in Maharashtra state

Mainstreaming Planning in Urban Development: Experiences 
from Sikkim
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Avinash Patil
Director

AVINASH PATIL
DIRECTOR, TOWN PLANNING AND VALUATION DEPARTMENT, 
MAHARASHTRA STATE

As the current Director of Town Planning and Valuation, Maharashtra State, he has 
a distinguished career spanning over 31 years in Spatial Planning. He began his 
journey in City and Industrial Development Corporation (CIDCO), and later joined 
the post of Town Planner in 1999. His tenure as Joint Secretary (Urban Development), 
Government of Maharashtra, saw him frame pivotal policies on Urban Renewal, 
Integrated Township, Transit Oriented Development, and Green Building Norms. 
He currently leads the team preparing the Building Planning Management 
Software based on Unified Development Control and Promotion Regulations for 
Maharashtra State (UDCPR). His contributions to the ‘Ease of Doing Business Policy’ 
in 2016 and the comprehensive manual for Town Planning Scheme in 2019 earned 
him appreciation from the Chief Minister of Maharashtra.

In capacity of a Director currently, he oversees 106 GIS-based Development Plans 
and 75 TP Schemes across the state. He also organised the 1st and 2nd Town 
Planning Conferences in 2022 and 2023 respectively. He is an alumnus of Govt 
College of Engineering, Pune, he has 18 published papers and was awarded the 
‘Prof. V N Prasad National Best Thesis Award 2020’ by the Institute of Town Planners, 
India.
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Revamping Urban development: Innovations in Planning 
Initiatives and Reform Processes in Maharashtra state 
– Mr. Avinash Patil 

Urbanization and Planning Landscape
Maharashtra has surpassed the 50% urbanization mark, highlighting the rapid 
pace of development in the state.

The number of urban planning authorities has increased significantly in recent 
years, contributing to the planning and implementation workload.
Currently, there are 12 Special Planning Authorities (SPAs) operational across 
Maharashtra, alongside comprehensive regional plans for all districts and GIS-
based master plans.
A total of 142 Development Plans (DPs) are in process, with 70 in the consulting 
stage and 3-4 Town Planning (TP) schemes awaiting approval.

Evolution and Adaptation of Town Planning
•	 The origins of Town Planning in Maharashtra trace back to the Bombay Town 

Planning Act of 1915.
•	 Inspired by Gujarat’s adaptations, which introduced the master plan concept 

with TP schemes for micro-planning, Maharashtra adopted the Comprehensive 
Development Plan (CDP) approach. 

•	 The CDP consolidates all aspects of urban planning, assuming gradual 
implementation.

•	 In 2014, amendments to Maharashtra’s planning act expanded the scope of TP 
schemes to facilitate the implementation of DPs. 

•	 For example, TP schemes could now be prepared for agricultural land identified 
in DPs, creating a revenue source through saleable land.

•	 Post-2014, Maharashtra emphasized generating revenue from saleable plots 
and natural resources.

Challenges and Strategic Adjustments
•	 Resistance to TP schemes often arises, particularly from landowners unwilling 

to cede residential land, though agricultural landowners are generally more 
cooperative.

•	 Challenges such as the overlap of DP and TP implementation prompted a shift 
toward prioritizing TPs in agricultural zones.

•	 Small towns with larger land parcels and fewer roads reduce infrastructure 
costs, but road percentages (10-12%) can impact financial feasibility.

•	 The urban culture in small-medium towns, where buildings rarely exceed G+3 
or G+4, necessitated adjustments in planning: 

•	 Limiting land acquisition to 35% from owners.
•	 Convincing stakeholders through consultations to align with TP objectives.

Stakeholder Engagement and Process
•	 Early engagement with stakeholders, including landowners, village leaders, 

and urban local bodies (ULBs), ensures smoother execution.
•	 Initial drafts of TP layouts are shared with stakeholders, who often provide 

valuable input, improving the plan’s effectiveness.
•	 Final resolutions and documentation are completed after the layout is finalized.
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Current Status and Innovations in TP Schemes
•	 Of the 75 approved TP schemes, over 65 are in small and medium towns.
•	 Infrastructure costs for these schemes range between ₹4–5 crore, while 

saleable land revenue is approximately ₹8–9 crore.
•	 Surplus funds are utilized for financing other TP schemes, fostering sustainable 

development.
•	 Voluntary TP schemes, though minimally covered in the Unified Development 

Control and Promotion Regulations (UDCPR), offer a non-statutory approach 
to planning. 

•	 Landowners collaborate to prepare layouts, seek approvals, and include 
amenities with minimal cost and no Transferable Development Rights (TDR).

To improve efficiency, GIS-based master planning incorporates the following 
interventions:
Flexibility for Town Planning Officers (TPOs): Reduced rigidity in adherence to 
norms and standards.
Community Feedback Mechanisms: Feedback and complaint boxes ensure 
transparency and inclusivity in decision-making.
Standard Operating Procedures (SOPs): Comprehensive SOPs maintain records and 
track the procedural progress, essential for first-time GIS-based master planning.
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Dinker Gurung 
Chief Town Planner

DINKER GURUNG 
CHIEF TOWN PLANNER, URBAN DEVELOPMENT DEPARTMENT, 
GOVERNMENT OF SIKKIM

He is an Architect-Planner who joined the Government of Sikkim as an Assistant 
Architect in December 2001 for the first state sponsored social housing scheme. He 
has been posted in the Urban Development Department since February 2004 till 
date in various capacities with involvement in implementation of various schemes 
under the Ministry of Housing & Urban Affairs, Government of India.

He took a sabbatical in the year 2010 to pursue Master of Planning (Housing) 
from the School of Planning & Architecture, New Delhi. Attended the certificate 
course “Leaders Program in Urban Transport Planning and Management” in 2015 
conducted by the CoE-UT, CEPT University. He has been involved in guiding the 
urban development in the state through interventions in housing, mobility, urban 
poverty alleviation and planning legislations. Presently posted as the Chief Town 
Planner and with over 20 years of experience, he has been tasked with spearheading 
the urban planning reforms in the state.
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Mainstreaming Planning in Urban Development: Experiences 
from Sikkim – Mr. Dinker Gurung

Cities are transitioning into the urbanization frontier and Haryana has been a part 
On May 26, 1975, Sikkim, the 22nd state of India, became a member of the Union. 
Sikkim is a unique instance in Indian history because it was never a part of the 
British colonial empire, which gave it a blank slate when it came to creating its laws 
and administrative structures. 

Historical Context and Development Summons
With a population density even lower than that of Dharavi, the well-known slum 
region of Mumbai, Sikkim is one of the least inhabited states in India, spanning an 
area of about 7,000 square kilometers. The state is made up of seven Urban Local 
Bodies (ULBs), and woods represent a sizable 82% of its total land area. Due to the 
large amount of forest cover and low population density, urban development has 
seen both opportunities and difficulties.

Sikkim’s attempts at urban planning were still in their infancy until 2005. An 
important turning point was the introduction of the Jawaharlal Nehru National Urban 
Renewal Mission (JNNURM) in 2005, which brought Sikkim into the center of the 
conversation about urban development. During this period, while Comprehensive 
Mobility Plans (CMP) were becoming prevalent, the Sikkim government opted for a 
more strategic approach by developing the Sikkim Strategic Plan (SSP).

Strategic Planning Initiative
The SSP was a ground-breaking program created to tackle the particular difficulties 
associated with urban growth in Sikkim. Sikkim’s administration realized that a 
strategic plan was necessary because of the unique conditions of the state, which 
included limited land, especially in tribal areas where planning efforts were severely 
hindered by the lack of land. An significant Memorandum of Understanding (MoU) 
was inked with the Singapore Building and Construction Authority to support this 
endeavor, utilizing global experience to influence Sikkim’s urban development 
approaches. The SSP focused on key areas such as:

Urban Development Scenario: The SSP proposed a multiple nuclei approach to 
urban development, creating growth centers like Gangtok. This aimed for balanced 
planning, equitable services, and tourism. Gangtok’s MG Market was revitalized as a 
pedestrian zone to boost economy and environment.
Tourism Development: The SSP integrated tourism into urban planning, recognizing 
its economic importance. This aimed for sustainable tourism growth benefiting 
local communities.

Housing and Infrastructure Issues
Sikkim’s urban development has also been influenced by housing and 
infrastructure-related issues:

Demand for Housing and Construction: The state needed affordable housing badly, 
especially for those classified as economically disadvantaged (EWS). Because there 
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is a limited amount of land available, the pandemic highlighted the need for well-
ventilated homes, which has led to a greater emphasis on vertical construction. 
In order to meet this requirement, the government set aside land lots for EWS 
housing and collaborated with the Pradhan Mantri Awas Yojana (PMAY) to abide 
by rules.

Mobility & Pedestrian Movement: In Sikkim’s steep regions, getting around can 
be somewhat difficult. Over 60% of excursions are performed on foot due to the 
challenging transportation conditions caused by the mountainous terrain. The 
construction of foot-over-bridges (FOBs) and elevated walkways was part of the 
SSP’s effort to improve pedestrian infrastructure and increase accessibility and 
safety for pedestrians. The primary goal of secured pedestrianization was to 
enhance users’ overall mobility in these difficult situations.

By means of strategic planning, international collaboration, and a commitment to 
sustainable development, Sikkim is leading the way in urban design that strikes 
a balance between social and environmental concerns and progress. The state 
is committed to building a more functional and inclusive urban environment, as 
evidenced by its initiatives to improve pedestrian infrastructure, increase housing 
affordability, and revitalize its urban spaces.
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Session 2: Urban Development in India: Policies as 
Enablers

Tilottama Dhar, Senior Associate Director, CBRE Industrial 
Advisory Practice

Wg Cdr P Madhusoodhanan (Retd), Vice President (Aerospace 
and Defence) - Tamil Nadu Defence Industrial Corridor

Anil Desai, Redevelopment Consultant, Ahmedabad

Equity in Industrial Cities: Impact of policies in shaping future-
ready industrial towns

Trends in Industrial strategies and Urban Development 

Harmonizing Industrial Policy with Urban Development: The 
Tamil Nadu Effort Paving the Way for Sustainable Growth

Urban transformation through redevelopment: experiences 
from Ahmedabad
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WG CDR P Madhusoodhanan (Retd)
Vice President (Aerospace and Defence)

WG CDR P MADHUSOODHANAN (RETD) 
VICE PRESIDENT (AEROSPACE AND DEFENCE), TAMIL NADU DEFENCE 
INDUSTRIAL CORRDIOR

He is Vice President (Aerospace and Defence) at the Tamil Nadu Industrial 
Development Corporation. His role is pivotal in implementing the Tamil Nadu 
Defence Industrial Corridor.

He also headed a Business Unit in the Aerospace and Defence vertical at HCL 
Technologies. His illustrious career also includes a significant tenure of 23.5 years 
in the Indian Air Force’s Technical Stream. During this period, he served across 
India in various technical domains such as Air Defence Radars, Communications, 
Information Technology, Networks & Network Centric Warfare, Cyber Security, and 
Data Centres. He also contributed as an instructor for the officers of the Technical 
stream of the Indian Air Force. His extraordinary service during Operation Vijay and 
Operation Parakram earned him a commendation from the Commander in Chief 
of the South Western Air Command.

He is an alumnus of the Government College of Technology, Coimbatore, the 
Military College of Telecommunication Engineering Mhow, IIT Bombay, and IIM 
Ahmedabad. We are privileged to have him with us today. Let’s extend a warm 
welcome to Wg Cdr P Madhusoodhanan.
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Trends in Industrial strategies and Urban Development 
– Mr. Madhusudan

A region’s economic and social landscape are shaped by two key processes: 
industrialization and urbanization. Industrialization describes how an economy 
shifts from being based mostly on agriculture to being dominated by manufacturing 
and industry. Contrarily, urbanization is the process through which rural areas turn 
into urban areas as a result of city expansion and population migration from rural 
to urban areas.

Industrial Policy and Urban Development
An industrial policy is a framework of strategy that the government uses to support 
industries and hence boost economic growth. This policy describes the appropriate 
level of incentives for industries, how to expose them to markets, and how to create 
an atmosphere that is supportive of industrial growth. An effective industrial policy 
is essential for economic growth since it has a direct bearing on wealth creation, 
employment creation, and the industrial landscape of a given area.

Urban development, on the other hand, is concerned with providing a high 
standard of living for the people who live in cities. This entails offering top-notch 
healthcare, setting up effective transit networks, and making sure that everyone’s 
needs—including those of those at the bottom of the economic pyramid—are 
satisfied. Urban development’s ultimate goal is to improve everyone’s quality of life 
by implementing thoughtful policies that support sustainability and inclusivity.

The process of industrialization and urbanization brings with it a number of 
difficulties, such as stakeholder conflicts, the need to strike a balance between 
environmental preservation and economic expansion, and the problem of traffic 
congestion in quickly expanding metropolitan areas. Sustainable practices and 
laws are required to address the serious environmental effects of industrialization, 
including pollution and resource depletion. Furthermore, traffic congestion 
brought on by cities’ rapid growth frequently lowers quality of life and reduces 
economic output.

The Tamil Nadu Case
One of India’s most industrialized states, Tamil Nadu, is a shining illustration of 
how industrialization and urbanization interact. Tamil Nadu has a long history 
of industrial development and currently has the second-largest economy in the 
nation. Townships were eventually established around the industrial regions that 
were first seen on the fringes of its major cities. With housing and other services 
for the workers and their families, these townships were created to support the 
industries.

With 60% of its people living in cities, Tamil Nadu has one of the highest rates of 
urbanization in all of India today. Businesses in the state have encouraged the 
construction of standalone housing developments, fostering a mutually beneficial 
relationship between urban development and industrial growth. In order to 
guarantee that industry and urban development go hand in hand, the state’s 
long-standing industrial policy has placed a strong emphasis on the creation of 
townships around industrial pockets. Two new industrial townships are currently 
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being developed in Tamil Nadu, which further demonstrates the state’s dedication 
to balanced growth. By providing a 10% incentive, the state’s policy encourages 
businesses to establish their own townships, so promoting the development of 
sustainable and well-planned urban regions surrounding industrial clusters.

Any region’s destiny, both socially and economically, is greatly influenced by the 
interaction of urbanization and industrialization. Urban development makes 
ensuring that economic growth is translated into a higher standard of living for 
the populace, even as industrial policies propel economic expansion. But careful 
planning and policy-making are required to handle the difficulties in striking a 
balance between these activities, especially when it comes to the effects on the 
environment and urban congestion.
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Tilottama Dhar
Senior Associate Director

TILOTTAMA DHAR 
SENIOR ASSOCIATE DIRECTOR, CBRE INDUSTRIAL ADVISORY 
PRACTICE

With over 15 years of industry experience, Tilottama has seamlessly delivered 
consulting engagements for private equity firms, investment banks, developers, 
and corporations. Her expertise spans location strategies, monetization strategies, 
market making, economic development and value maximization. As a dynamic 
speaker, she brings insights that shape sustainable industrial landscapes while 
fostering positive change to global businesses. Committed to developing newer 
realms in business Tilottama has worked across 18 countries delivering concepts 
and policies on city development, use of green energy and introducing circularity 
for a resilient economy.
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Equity in Industrial Cities: Impact of policies in shaping future-
ready industrial towns – Ms. Tilotama Dhar

As India accelerates toward a $3.7 trillion economy, industrial cities are 
becoming critical engines of growth. However, the challenge lies in ensuring 
that this economic development is equitable and inclusive. Ms. Tilotama Dhar’s 
presentation explores the implications of industrial and urban expansion on 
resource distribution, environmental sustainability, and social equity, particularly in 
states like Uttar Pradesh and Kerala, which have set ambitious targets to become 
$1 trillion economies by 2030 and 2032, respectively.

Balancing Growth and Equity
The development strategies of these states include creating industrial nodes, 
inviting private sector participation, and building enabling infrastructure. But rapid 
industrialisation often strains public services, exacerbates inequality, and deepens 
environmental risks. Migrant workers, drawn by the promise of employment, often 
face inadequate access to housing, water, and public services, underscoring the 
need for inclusive urban planning and sustainable infrastructure.

Lessons from Global Examples
Historical cases like Manchester and Detroit serve as cautionary tales. Manchester, 
once plagued by severe water pollution during the Industrial Revolution, is now 
attempting to reverse its environmental damage through carbon neutrality efforts. 
Detroit, once a booming industrial hub, saw its decline due to poor labour policies 
and planning failures, leading to social unrest and eventual bankruptcy. These cases 
highlight the long-term costs of unsustainable growth without social safeguards.

Uttar Pradesh’s Strategy
UP’s strategy toward becoming a $1 trillion economy focuses on economic 
productivity, employment generation, and urban infrastructure. The state has 
categorized cities based on their industrial strengths and is investing in transport, 
skilled labor development, and commercial zones. While these initiatives mark 
progress, questions remain about their effectiveness in achieving equitable 
development, particularly for marginalized communities.

Conclusion
The case of industrial cities like UP emphasizes the need to embed equity, 
sustainability, and foresight in policy design. As India builds its future-ready towns, 
ensuring that growth is shared and environmentally conscious will be critical to 
avoiding the pitfalls seen elsewhere.
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Anil Desai
Head | Redevelopment

ANIL DESAI 
HEAD | REDEVELOPMENT, SHIVALIK DEVELOPERS

A seasoned management strategist, with over 38 years of diverse industry 
experience. His expertise spans Real Estate, Service Industry, with a focus on Sales, 
Marketing. He has a proven track record in setting up and managing business 
operations, requiring a deep understanding of critical business drivers across 
multiple markets and industries. He is currently the Head of Redevelopment at 
Shivalik Group, where he charts marketing strategies to enhance business volumes 
and growth. He has signed five societies for redevelopment projects, one of which 
will be completed by the end of this year.

He is an effective communicator and team leader, known for his flexible and 
detail-oriented attitude. His past associations include Bakeri Group, Adani Retail, 
Mahindra Holiday Resorts, DHL, Starling Holiday Resorts and Pepsi Foods.
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Urban transformation through redevelopment: experiences 
from Ahmedabad – Mr. Anil Desai

Redevelopment is the process of tearing down ancient buildings to establish 
brand-new, contemporary ones. Over the years, this strategy has been increasingly 
popular, especially in urban areas where changing requirements and deteriorating 
infrastructure call for new ideas in residential and commercial development.

Why is Redevelopment Necessary?
Redevelopment is necessary for a number of reasons. First of all, outdoor 
maintenance is difficult in older buildings because of their often-deteriorating 
conditions and antiquated infrastructure. It may become more difficult to maintain 
external services and infrastructure, but internal maintenance can be controlled to 
some level. Few basic benefits are:

Structural Safety: New construction is built to withstand earthquakes and adhere 
to contemporary safety regulations, providing increased protection and durability.
Optimized Floor Space Index (FSI): By enhancing the FSI, which improves overall 
space utilization, redevelopment enables the effective use of land.

Improved Amenities: Better amenities and facilities are frequently included in new 
developments, raising the level of living for locals.

There has been a major push for rebuilding in Gujarat. More than 65,000 
redevelopment projects, involving an estimated ₹9,000 crore in investment across 
10 cities, including Ahmedabad, have been completed during the last ten years. 
Significant places with significant potential for redevelopment are Paldi, Subhash 
Bridge, and Naranpura.

Standards and Regulatory Norms
Redevelopment projects must adhere to several rules and requirements:
Building Age: Properties that are more than 25 years old are usually given 
consideration for renovation.

Society Approval: The renovation requires the support of at least 75% of the society’s 
members.

Structural Evaluation: The building’s condition must be approved by a certified 
structural engineer, and the data must comply with Ahmedabad Municipal 
Corporation (AMC) requirements.

Inspection: Following an inspection, the AMC will determine whether the building 
is safe for reconstruction or not.

Tender Procedure: For the redevelopment project, the society must request bids.
The 2017 Shivalik Platinum project entailed renovating a 59-unit building with a 
range of apartment sizes. Among the difficulties were resolving illegal buildings 
on the 12-meter road, compensating commercial tenants for business losses, and 
arranging for existing commercial spaces on the bottom floor and basement. Only 
13 of the 15 intended basement commercial spaces could be occupied due to space 
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restrictions; as a result, discussions with store owners and an MOU with the society 
were required to address the problem.

Favourable Outcomes
The redevelopment successfully transformed the project area:
Property Value: The smallest units in the newly developed properties now sell for 
approximately ₹1.5 crore.

Rental Incomes: Residential rents have increased to ₹45,000 per month, while 
commercial spaces command rents of ₹80,000 per month.

Enhanced Facilities: The redevelopment led to improved facilities, stronger 
structural integrity, and a general increase in property values.

Modernizing urban infrastructure, boosting safety, and upgrading living 
circumstances are all made possible through redevelopment. Redevelopment 
projects have the potential to mitigate the issues associated with aged structures 
and enhance the general growth of urban areas by means of strategic planning 
and efficient management.
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SHISHIR RANJAN DASH 
LEAD TECHNICAL | SUPPORT TEAM, TATA STEEL FOUNDATION

With over two decades of experience in the development sector, he currently 
spearheads the technical support team for the Odisha Government’s Jaga Mission. 
This mission, recognized as the world’s largest slum land titling and upgradation 
project, is facilitated through the Tata Steel Foundation.

Before his current role, Shishir led the Urban Habitat Portfolio at Tata Trusts. He 
was instrumental in developing city-level slums, improving urban governance, 
and managing solid waste (Waste to Wealth) across seven states in India. His 
focus areas included climate variability, extreme events, adaptation, and livelihood 
development. His contributions extend to international collaborations as well. As 
the Principal Researcher for the MICRODIS project, a consortium of 17 universities 
from India and Europe, he played a key role in a three-year integrated research 
initiative funded under the European Union’s sixth framework programme.

His extensive experience includes responding to major extreme events in India 
since 1999, such as the Super Cyclone in Odisha, the Gujarat Earthquake in 2001, 
the Tsunami in 2004, the Bihar Koshi flood in 2008, and the Kashmir flood in 2014. 
His work has been recognised in numerous publications in international scientific 
journals. He is also the recipient of the Sanjay Ghose Memorial Award for his 
exemplary work in challenging circumstances during 2012-13. He is a distinguished 
professional with a Postgraduate and Doctorate in Business Management.
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Eviction to Empowerment: Case of Jaga Mission-insitu 
redevelopment of informal settlements – Mr. Shishir Das

India’s urban development policies often suffer from fragmentation and 
inconsistency. This complexity, coupled with a lack of foundational grounding, 
results in implementation gaps, particularly in sectors like land management and 
informal settlement upgrading. Addressing these gaps, Jaga Mission stands out 
as a notable example of in-situ redevelopment with a community-first approach.
Jaga Mission: A Model for Slum Redevelopment

The Jaga Mission, Odisha’s flagship urban initiative, focuses on the in-situ upgrading 
of slums by granting land tenure to urban poor households. Rather than displacing 
communities, it empowers them to improve their living conditions within the same 
location. Importantly, the mission encourages pilot-based learning, recognizing 
the value of experimentation and iterative improvement. These pilots are regularly 
reviewed by the Chief Minister every six months, ensuring both oversight and 
adaptability.

Initially targeting small and medium towns, the mission has since expanded to 
larger cities. Beneficiaries are allotted up to 45 sq.m. in small towns and 60 sq.m. in 
larger cities. Uniquely, the Housing Department manages land tenure, diverging 
from the conventional model where land is controlled by the Revenue Department. 
To maintain the integrity of the intervention, beneficiaries cannot sell their land, 
preserving it for housing the urban poor.

Tools and Outcomes
The mission leverages geospatial mapping for precise identification and planning 
of slum areas, resulting in 2.5 lakh land tenure grants without legal disputes. 
This clarity in mapping helps define slum boundaries and ensures a shared 
understanding among stakeholders.

A successful example is the Konara slum redevelopment, which was driven by deep 
community engagement. Initially, only 17% of households had road access, but 
following community-led planning, this rose to 93%. The planning process involved 
direct interaction with residents, including women, to surface local needs often 
overlooked in top-down models.

Designing homes with community inputs led to solutions that were not only 
practical but also culturally appropriate. Spatial mapping supported this process 
by highlighting infrastructure gaps and guiding resource allocation based on real 
data.

Conclusion
Jaga Mission redefines slum redevelopment by prioritising tenure security, 
community participation, and data-driven planning. Its success lies in empowering 
residents, transforming them from passive recipients to active co-creators of their 
urban future.
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SANDEEP BAPAT 
GENERAL MANAGER | PROPERTY DEVELOPMENT,  MAHARASHTRA 
METRO RAIL CORPORATION LIMITED

He is the current General Manager (Property Development) at Maharashtra 
Metro Rail Corporation Ltd and has been serving in this role for over six years. He 
completed his Bachelor of Engineering in Civil Water Management in 1988 and 
later pursued his M. Tech. from Nagpur University. He also holds an MBA in Finance 
from YCMOU University.

Before joining Maharashtra Metro Rail Corporation Ltd, Shri. Bapat worked as a 
Research Fellow at NEERI & VNIT. In 1991, he joined Nagpur Improvement Trust as 
an Assistant Engineer – Grade II and was promoted to Executive Officer over the 
course of 26 years. His responsibilities included the preparation of the Development 
Plan for Nagpur City, sanctioning of Layout and Building Plans, and execution of 
Development Works within Layouts.

In 2017, Shri. Bapat joined Maha-Metro as Additional General Manager in the 
Property Development Department. He has played a pivotal role in obtaining 
the Status of Special Planning Authority for Maha-Metro, changing Land Use for 
various Maha-Metro lands to ‘Commercial’, and implementing the Transit Oriented 
Development Policy. His efforts have been instrumental in generating substantial 
Non-fare Box revenue, contributing to the sustainability of the Nagpur metro.
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Implementation of TOD policy at Nagpur – Mr. Sandeep Bapat

Nagpur, a city well-known for its oranges, is quickly becoming into a center for 
urban growth thanks to the successful completion of the Nagpur Metro project. 
An important step toward sustainable urban expansion is the metro project, a 
cooperative initiative between the Government of Maharashtra, the Government 
of India, Urban Local Bodies (ULBs), and outside sources. The Nagpur Metro is an 
example of cooperative infrastructure development, with 20% of project costs 
funded by the governments of Maharashtra and India, 10% by ULBs, and 50% 
coming from outside sources. The project’s financial feasibility is shown by its 
impressive 10.5% Financial Rate of Return (FRR).
Finances and Revenue Model
Combining traditional and non-conventional revenue streams, the Nagpur Metro 
was developed with a varied revenue plan. The foundation of the financial model is 
made up of fare and non-fare revenue, which guarantees a consistent flow of funds 
for the metro’s upkeep and operations.

Particularly creative are non-traditional revenue streams like real estate 
development, advertising, station decoration, and the use of digital screens. 
These sources, which profit from the high traffic and visibility at metro stations, 
offer a steady stream of money. A substantial revenue of ₹2.4 crore has already 
been generated by the metro’s connection success, demonstrating the project’s 
excellent design and execution.

On the other hand, Transit-Oriented Development (TOD) programs are tightly 
associated with conventional revenue sources. First of its kind in India, TOD 
was approved at the Detailed Project Report (DPR) stage in 2014 and is a key 
component of the metro’s financial plan. The metro’s traditional revenue is mostly 
derived from planning fees and the selling of Floor Space Index (FSI) under TOD. By 
encouraging ridership, decreasing reliance on private automobiles, and densifying 
the population in the vicinity of metro lines, the TOD method has contributed 
significantly to sustainable urban growth.

The TOD Impact
For the Nagpur Metro, transit-oriented development, or TOD, has proven 
revolutionary, especially considering the comparatively low built-up density of 
the city. With its potential to increase fare box revenue and highlight the need for 
additional public transportation options, TOD presents a chance to adopt a higher 
growth pattern. Maha Metro is able to make money through the sale of initially-Class 
Shares (FSI) thanks to the TOD policy, which was initially announced under Section 
37 of the Maharashtra Regional and Town Planning (MRTP) Act and authorized by 
the Maharashtra government in June 2017. Nagpur Metro is unique among cities 
like Pune in that it does not allow Transferable Development Rights (TDR).

The maximum FSI of 4 is permitted on roads that are 50 meters or longer. The 
FSI in Nagpur Metro is contingent upon the size of the plot and the width of the 
adjacent road. To further encourage TOD, the Maharashtra government has further 
loosened restrictions on areas like parking and balconies. One special benefit of 
TOD in Nagpur is the extra FSI of 1 that is awarded when two plot owners want to 
combine their plots, which promotes land consolidation and effective land use.
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The additional FSI is priced at 30% of the circle rate; Maha Metro will use the 
premium for operations and maintenance, and the ULB will use it for infrastructure 
improvements. The TOD policy’s rationalization, which establishes a 500-meter 
influence zone on either side of the metro lines, has shown to be successful; Maha 
Metro expects to profit ₹55 crore a year from these activities.

Therefore, through the integration of sustainable growth principles, the 
improvement of public transport alternatives, and the provision of improved citizen 
quality of life, the project not only promotes smart growth but also expands the 
financial options available for urban development. Other cities hoping to achieve 
equitable and sustainable urban growth can learn from Nagpur’s successful 
implementation of the TOD strategy.
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