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Abstract

In the post-independence era, state-led land acquisition emerged as the primary method for
meeting the demands of urbanization. However, this approach encountered significant
criticism due to its impact on landowners, who were deprived of the long-term appreciation of
their assets, and its destabilizing effect on land markets, as control of the supply was
centralized in the hands of the state. India gradually witnessed the adoption of alternative
methods for land assembly, such as land pooling and joint development, in states like
Maharashtra, Andhra Pradesh, Madhya Pradesh, Gujarat, and Haryana. These methods
encouraged the state to leverage the development capabilities of the private sector. Following
suit, Delhi initiated similar efforts, with the Delhi Development Authority (DDA) unveiling the
Master Plan for Delhi 2021 (MPD 2021) in 2007. Between 2007 and 2013, the land policy was
formulated, marking the first instance of private sector involvement in land assembly and
development. However, the policy faced numerous implementation delays and was eventually
revised and reintroduced in 2018 with significant changes, placing the responsibility for policy
implementation squarely on the shoulders of the landowners. The delays in implementation
affected numerous societies, leading to a decline in land prices. Currently, prices have
plummeted from Rs 50 million per acre in 2014 to Rs 15 million per acre. This paper examines
the drawbacks of the Delhi LPP. It presents a case study on the impact of policy delays on the
Ashiyana Housing Welfare Society in the P-Il zone of the Alipur sub-division in Delhi's northern
district. This decline is attributed to the delay in policy implementation, resulting in a lack of

demand for land in these urbanized villages.



Introduction to the Delhi Land Pooling Policy

In response to the needs of an expanding population, many states found it necessary to
establish new towns and suburban areas to accommodate urban growth. In the post-
independence era, state-led land acquisition emerged as the primary method for acquiring
land to meet the demands of urbanization. However, this approach faced significant criticism
and drawbacks. It deprived landowners of long-term appreciation of their assets and
destabilized land markets by placing control of the supply in the hands of the state. Moreover,
this model proved ineffective in providing serviced urban land for development in a timely and

cost-efficient manner.

Nations such as the United States, the United Kingdom, and Singapore have utilized land
pooling as a mechanism for urban development and infrastructure projects, adapting its
implementation according to local regulations and practices.

In India, land pooling gained attention as a mechanism to address challenges related to
urbanization, infrastructure development, and housing shortages. The nation began to
observe the adoption of alternative methods for land assembly, including land pooling and
joint development, in states such as Maharashtra, Andhra Pradesh, Madhya Pradesh, Gujarat,
and Haryana. This encouraged the state to leverage the development capabilities of the

private sector, shifting its role to that of a facilitator or regulator rather than a provider.

Over the past few decades, Delhi has experienced rapid growth; however, according to
estimates from the Delhi Development Authority (DDA), the existing infrastructure is

insufficient to accommodate such a large population.

This necessitates the development of approximately 50,000 to 60,000 acres of land. Direct
acquisition of extensive land parcels was deemed unfeasible due to escalating land prices and
apprehensions regarding litigation from landowners, stemming from distrust and opacity in the
process, as well as concerns regarding unfair compensation. To address these concerns, the
Delhi Development Authority (DDA) released the Master Plan for Delhi 2021 (MPD 2021) in
2007. Between 2007 and 2013, the land policy was formulated, marking the first instance of
involving the private sector in land assembly and development. The finalized model was
endorsed in 2013 and incorporated into Chapter 19, titled "Land Policy," as an amendment to

MPD 2021. As per this policy, the task of assembling and developing land for urban expansion



in the National Capital Territory of Delhi (NCTD) was delegated to the private sector, to be

known as Developer Entities (DE).

This enabled owners and developers to retain the majority of the reconstituted land for
profitable development, shifting land assembly from a plan-based to a project-based
approach. As a result, land development became contingent upon the schedule and location
of land pooling. The transition from state-led acquisition to private-sector-led pooling and
development transferred the responsibility of developing the physical and social infrastructure
of the pooled land to the private sector, thus promoting market-led planning as the state
relinquished control over supply. The policy encompasses an area of 11,000 hectares,
approximately one-fifth of Delhi's total urbanizable area, intended to accommodate 29 lakh
people from the existing population and an additional 48 lakh expected from population growth
in the coming years. This area includes urban villages located in Zones K-I, L, N, P-1, and P-
II, as well as a portion of Zone J, falling within the urban extension area of NCTD. Delhi
Development Authority intends to transform these zones into mini-cities, complete with the

construction of schools, colleges, hospitals, police stations, and fire stations.

Process: Once the Delhi Development Authority (DDA) opens the application window,
landowners express their willingness to participate in land pooling. When the pooled land
achieves the requirement of having 70 percent (contiguous) willing landowners, the sector
becomes eligible for development. Thereafter, after receiving notice from the DDA, a
consortium, which would be a registered body, will have to be formed. The consortium, after
getting into an agreement with the landowners, will then apply to DDA for unified planning of
the Sector. Under this scheme, 60 percent of the land is returned to owners for residential and
commercial development, while the remaining 40 percent is allocated to DDA for the
development of industrial open spaces, roads, etc. The eligibility criteria for land pooling
stipulates that land of any size can be pooled. However, to qualify as a developer entity (DE),
the entity must own a minimum of 2 hectares (5 acres) of land. DDA serves primarily as an
initiator and facilitator of the land pooling process. According to the policy, all external
development will be carried out by DDA, and owners will be responsible for paying the charges

for external development on pooled land.
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Advantages of the Delhi Land Pooling Policy

In contrast to previous land acquisition methods for land assembly, the land pooling policy
emerges as more democratic, equitable, and cost-effective for landowners. It ensures the swift
availability of serviced land for development while affording landowners a stake in their own
land, enabling them to capitalize on the continuous appreciation of their assets. The policy
includes several additional clauses that enhance its appeal for owners to engage in. It
advocates for a project-based approach accompanied by thorough planning to address the
needs of the expanding economy and population. Moreover, it is in alignment with other
policies to ensure the provision of housing and infrastructure, all while promoting sustainability.
By enabling private developers to take part, the policy harnesses the capabilities of the private
sector to facilitate development, offering a substantial housing area for the expanding
population, including those with lower income. Inherent mechanisms for addressing
grievances and legal recourse through agreements and contracts create an impression of
accountability and fairness, at least in theory. This streamlined process contributes to reducing

the overall development timeline.



Challenges Faced by Delhi Land Pooling Policy

Despite its appearance of accountability and attractiveness, the policy encounters significant
concerns. Its provisions establish private developers as the dominant force in the development

process, increasing the reliance of landowners on these developers.

Managing a land or real estate project involves grappling with a multitude of challenges,
especially when engaging with stakeholders from varied backgrounds. Among these
stakeholders are small-scale farmers, affluent landowners, investors, societies, builders, and

others. Each group harbors distinct expectations and desires regarding the policy.

Navigating the intricacies of such projects entails addressing the conflicting interests of diverse
stakeholders. Striking a balance amid these differing objectives demands nuanced negotiation
and compromise, often calling for innovative solutions that cater to the requirements of all

involved parties.

Building trust, fostering open communication, and engaging stakeholders in meaningful
dialogue are essential for addressing these concerns and fostering inclusive decision-making

processes. These are time-consuming activities that cannot be rushed.

Additionally, legal and regulatory hurdles can pose significant challenges. Land acquisition
processes, zoning regulations, and environmental assessments may differ widely, requiring
meticulous attention to detail and compliance with complex legal frameworks. Failure to
navigate these hurdles effectively can result in project delays, cost overruns, and legal

disputes.

The stakeholders also face challenges stemming from governmental bodies and authorities.
While the policy aims to streamline land development and address urbanization pressures,

implementation hurdles and bureaucratic inefficiencies often impede its progress.

A major hurdle stems from the intricate regulatory procedures and administrative obligations
linked with the land pooling process. Securing essential approvals, clearances, and permits
from various government entities can be time-consuming and cumbersome, contributing to

project delays.



Evolution of Delhi Land Pooling Policy

The land acquisition policies predating the Land Pooling Policy (LPP) burdened the state
government with relocation costs, exacerbating financial strains in meeting urban land
acquisition demands. This prompted a shift towards private sector involvement in land pooling,
facilitating market-driven land management. The Delhi LPP 2013 was viewed as more
democratic than conventional land acquisition, as it offered a voluntary scheme empowering

farmers or private developers to spearhead land pooling and development.

The Land Pooling Policy underwent substantial revisions in 2018, introducing significant
modifications. This revision notably diminished the role of the development authority,
relegating it to a regulatory function. Meanwhile, it transferred substantial responsibilities such
as obtaining legal permissions, developing pooled land, and managing its redistribution post-

development to the private sector.

Consequently, after the policy amendment in 2018, the Delhi Development Authority (DDA)
assumed a facilitating role, with developers shouldering responsibilities such as land

consolidation, layout planning, and development charge payments.

According to the policy, individual landowners, groups of landowners, or organizations,
referred to as Developer Entities (DEs), are authorized to pool land for unified planning,
servicing, and subdivision/share of the land for development, in accordance with prescribed

norms and guidelines.

The DDA will issue notices (conditional) to form consortia to the landowners of sectors where
at least 70% of landowners have expressed willingness to participate under the Policy.

However, thus far, only a few sectors have received such notices.

In contrast to the original policy, the new policy is designed to enable landowners to pool their
land through a registered consortium established by them. Once the consortium secures
consent from at least 70% of the landowners and achieves contiguity within the sector, the

DDA will undertake layout planning for the sector.

The DDA will allocate a minimum of 40% of the land for infrastructure development within the
sector. The consortium will be tasked with planning the remaining land (less than 60%) and

developing a policy for the equitable return of land to the landowners.



This arrangement designates the consortium as the custodian of the land until its development
and redistribution, posing a significant organizational challenge within the framework, fostering

mistrust and issues of superiority.

Under the updated policy, the Floor Area Ratio (FAR) for housing societies has been reduced
from 4 to 2. This adjustment was done due to resource shortages, notably in water supply,

due to the necessity of accommodating higher densities within a smaller area.

Additionally, an online platform has been introduced for document verification and policy

updates, reducing direct interaction between the agency and landowners.

As an incentive, the revised policy offers reductions in stamp duties. However, external

development charges continue to be levied from landowners in both versions of the policy.

Reasons for delay in implementation of land pooling policy

After the new government was formed at the centre in 2014, there was a review of the Delhi
LPP, which was originally notified by the outgoing government in September 2013.

The revised policy, announced in October 2018, marked a significant departure from the 2013
version, placing the responsibility for policy implementation squarely on the shoulders of the
landowners. The introduction of numerous new changes triggered skepticism among the

landowners.

Agricultural farmland typically consists of smaller parcels with irregular dimensions, often
owned by multiple landowners due to intergenerational transfers within families. Unclear land
titles, disputes among landowners regarding consent for land pooling, and the transfer of land
amongst multiple owners contribute to legal irregularities in the documentation process.
Moreover, farmers often view their land primarily as a source of livelihood rather than as a
tradable asset, leading to reluctance to consolidate their holdings. The fear of losing their
primary means of livelihood generates significant concerns and reluctance to participate in

land pooling initiatives.

Gathering consent from multiple landowners to pool their land and meeting the requirement of
70 percent contiguous land involves a laborious and time-consuming process with numerous
legal formalities. The land pooling policy's failure to consider these timelines has led to its

delayed implementation.



In Delhi, land affairs are overseen by the Development Authority (DDA), which operates under
the auspices of the central government. Led by the Lieutenant Governor of Delhi, it governs
matters such as urban housing, development, national transport infrastructure, and policing.
However, responsibilities concerning health, roads, environment, and education fall within the
purview of the state government. While land management is under the central government's

jurisdiction, matters pertaining to land records and ownership are within the state's domain.

Hence, the planning and execution of land management policies necessitate a collaborative
and synchronized approach between the central and state governments. This endeavor,
inherently complex, becomes even more challenging when coordination between the two
entities falters, resulting in incomplete data for land records. Currently, there are no provisions
in place to expedite this process. These challenges undermine the efficiency of land pooling,
diminishing transparency and complicating the acquisition of permissions for restricted land
uses. The absence of full transparency may also inadvertently foster resource misallocation

and enable corruption.

While the initial intent of the online portal was to provide up-to-date information and circumvent
corruption stemming from direct interactions between agencies and landowners, its
functionality fell short. Despite facilitating information exchange in the early phases, the portal
only granted landowners access to their own parcels. Consequently, records from other
consenting landowners remained inaccessible. This restricted transparency within the portal

and heightened mistrust among beneficiaries, contributing to the pitfalls of the LPP.

Shouldering the entire burden of external development charges (EDCs) while receiving a
maximum of 60 percent of the developed land has been a persistent issue since the policy's
inception. Despite reductions in stamp duties under the revised 2018 version of the Land
Pooling Policy (LPP), EDCs remained substantial. Furthermore, ambiguity surrounding the
calculation methodology, coupled with smaller landowners' inability to leverage their land as

an asset to access credit markets, contributed to their reluctance to accept the policy.

Only through the intervention of certain private entities, coupled with meetings facilitated by
the DDA with their assistance and support, did the landowners start to emerge from their state

of confusion.
Covid 19, along with other external influences, derailed this progress a few times.

As of the present day, only a few sectors have fulfilled the requirement of obtaining consent

from 70 percent of landowners. Thus far, only 11 sectors have met the criteria for consortium
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formation, primarily those where private entities played a role in uniting the landowners.

Additionally, some of these sectors were subdivided further to facilitate consortium formation.

Among these sectors, only one (Sector 8b of P-1l zone) has successfully formed a consortium
with the consent of over 70% of landowners and has also achieved contiguity, albeit involving
some land acquisition on their part. A few other sectors, such as Sector 12 and 7a of P-Il zone,
have managed to register the consortium but have not obtained the consents of 70% of

landowners owning contiguous land.

According to reports from January 2023, the Ministry of Housing and Urban Affairs, after
soliciting input from stakeholders, formulated a proposal. It was indicated that this proposal
would be presented to the cabinet for approval. The proposal aimed to mandate the
participation of the remaining landowners in land pooling, thereby addressing the concern of

contiguity. However, as of the present date, the Ministry has not yet taken action on this matter.

Impact of implementation delay of Delhi Land Pooling

Policy on land market dynamics

Since the concept of land pooling began to emerge, the land prices in the urbanized villages
of Delhi experienced a sharp rise. The prices reached their peak during the period of 2013 to
2014.

However, as uncertainty regarding policy implementation began to prevail, interest from
potential buyers dwindled. Property consultants in these areas report that while some land has
changed hands within investor groups, there has been a notable absence of genuine buyers,

such as builders or societies, in the market for several years.

Due to ongoing delays in policy implementation, prices have been steadily declining. Currently,
they have plummeted from Rs 50 million per acre in 2014 to Rs 15 million per acre. This
decline is attributed to the delay in policy implementation, resulting in a lack of demand for

land in these urbanized villages.

Although investor interest has increased over the past couple of years, most have refrained

from making investments.

Since the authentication of the consortium in one sector of the P-Il zone (Sector 8b), land

prices have surged significantly in the last couple of weeks. Though there are still no signs of
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any actual purchase, the landowners have started quoting prices between Rs 60 — 90 million

per acre.

Property consultants predict that actual land purchases will likely occur only after the DDA
begins issuing the final development licenses (FDLs). It is anticipated that the market will

flourish within the next 12 to 16 months.

Investigation into working/investments of Aashiyana

Housing Welfare Society

The Aashiyana Housing Welfare Society (registered) is poised to be constructed in P-1l zone,
situated in the Alipur sub-division of Delhi's northern district. To achieve this, the Society

purchased 3 pieces of land measuring approximately 96, 91.5, 128.5 biswa.
About Society’s Land

The land was purchased in the name of the Society, a fact substantiated by the successful
verification of Mutation papers, Delhi Revenue Department's land records, and physical
inspection conducted by our team members. Land procurement occurred in 2014, following
the introduction of the Delhi Land Pooling Policy, with the aim of providing urbanized housing

for approximately 4.22 lakh families.

Based on investigations carried out by our team members, which included consultations with
local dealers to gauge property prices, the average land prices were estimated to range

between Rs 35 to 50 million during that period.

However, like many others, the Society has faced significant setbacks due to the delayed

implementation of the Land Pooling Policy, resulting in concerns among its members.

Construction cannot commence until the necessary approvals are granted by the relevant
government department or authority. However, progress in that direction is gradually

unfolding.
Policy Roadblocks:

e The policy was initially introduced in 2013. Substantial revisions were made to the

existing policy, which was reintroduced in 2018.
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e While the 2013 natification assigned the DDA a developer role, its involvement was
scaled down to that of a facilitator in the 2018 notification.

e The responsibility of meeting the eligibility criteria for land pooling rests entirely with
the landowners. Since 2019, a total of 7,452 hectares has been pooled out of the
19,074 hectares of land through landowners expressing their willingness to participate
in the scheme.

e In March 2022, Union Housing Minister Sh. Hardeep Puri announced specific
amendments to the Delhi Development Act 1957 aimed at addressing policy
bottlenecks. These amendments include mandating land pooling if a minimum
participation rate of 70 percent is attained and empowering the central government to
declare land pooling mandatory, even if the two minimum eligibility criteria are not met.

e In May 2022, the DDA initiated a parallel strategy, which was again proposed by Mr.
Puri. This strategy entailed issuing conditional notices for land pooling in sectors where
a minimum of 70 percent landowner participation had been attained, but the criteria for
a minimum of 70 percent contiguous land remained pending. As the Society’s website
mentions, this suggestion was provided by the Society management to the ministry in
a meeting held in Feb 2022.

o Despite the issuance of over 14 notices to date, the effective implementation of these
changes in land pooling is contingent upon the passage of proposed amendments to
the Delhi Development (DD) Act, 1957, in Parliament, as well as the notification of the
Delhi Master Plan, 2041.

Initiatives by the Society Management:

Until the policy paralysis is addressed by the central government and the project progresses
to the stage where the DEs can apply for construction approvals, there is very little that any
landowner (whether a Society, builder, or individual) can do. Nevertheless, as indicated on the
Society's website, it appears that the Society has undertaken several initiatives since its

establishment to further its objectives.

1. Website: A website portal was launched concurrently with the Society's
establishment and subsequently upgraded in 2016 to ensure transparency for
participating members, allowing each member to log in and access member
information and updates on the land pooling process.

2. Collaborative efforts were made by the Society to expedite the land pooling
process, including a joint demonstration at Jantar Mantar with Housing

Societies, Developers, and Villagers organization in December 2016.
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10.

11.

Despite efforts to maintain transparency, the ongoing delays in policy
implementation have perpetuated skepticism among Society members. To
alleviate these concerns and keep members informed, regular updates were
posted online on the Society website, and the Society conducted Annual
General Meetings (AGMs) each year without fail.

Society acted as a bridge to convey the grievances of the concerned
landowners to the DDA, along with suggestions for expediting policy
implementation.

In October 2018, the DDA introduced an amended policy, significantly revising
the 2013 version. To address participating landowners' concerns regarding the
amended policy, the Society took steps to educate farmers and landowners,
ensuring transparency and informed decision-making.

In early 2019, Society Management initiated the consolidation of other societies
under a single umbrella organization named the "Confederation of Developer
Entities." This effort aimed to unite various entities to support and implement
the policy effectively.

In July 2019, the Society organized a DDA meeting in the sector to raise
awareness and enthusiasm among landowners to participate in the amended
policy.

In October 2021, meetings led by the Society Management were convened with
Housing Minister Shri Hardeep Puri to address concerns regarding policy
implementation.

Due to the significant and continuous efforts of the Society's management, as
acknowledged by the local community, the Society achieved a 70 percent
participation rate in their sector by December 2021. Certain village elders
affirmed that achieving this milestone wouldn't have been possible without the
support of the Society President and his team.

In a meeting with Ministry of Housing Affairs and DDA officials held in February
2022, the President of the Society, Mr. Dipender Jain, successfully persuaded
the Secretary for the Ministry of Housing and Urban Affairs to temporarily
overlook the contiguity clause and issue a conditional consortium notice. DDA
started to issue notices a few months later.

Apparently, Society management realized that consortium formation in a large
sector would pose significant challenges. They persuaded DDA to sub-divide

the sector into three smaller sub-sectors.
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12. In November 2022, the DDA announced the subdivision of Sector 7 in the P2
zone into three smaller sectors. The notice for sector 7A was issued by the
DDA on April 6th, 2023.

13.In July 2023, the landowners' committee established a company called
"Genesis Smart City Development Cosmopolitan” to serve as the consortium
for the sector. The Society President is among the initial subscribers of the
company (according to MCA records) and serves as its Chairman. Additionally,
to transition the process online, a website (www.gscdc.in), including a login
feature for landowners, was created.

14. In October 2023, the Society collaborated with farmers and other registered
bodies for yet another demonstration.

15. The registered consortium body has garnered consent from the majority of the
landowners. Yet, securing consent and agreements for a minimum of 70% land
share, ensuring contiguity is necessary to progress to the next stage. Proposed
amendments to the DDA Act are awaiting approval from Parliament, and it is
expected that participation from the remaining landowners will become
mandatory.

16. Over the past several years, numerous meetings have been documented with
DDA officials, landowners, and officials from other societies, some of which are
supported by photographic evidence, underscoring the Society's steadfast
dedication to the cause.
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Conclusion

It is widely acknowledged that the prosperity of cities worldwide hinges on the active
involvement of private entities in endeavors related to development. Public authorities are
progressively embracing this reality and turning to public-private partnership models with

greater reliance.

Until recently, urban infrastructure was predominantly under the purview of entities like the
DDA. However, the decision to involve the private sector marks a significant shift in the

management paradigm.

After the proposed amendment to the Delhi Development Act of 1957 is approved by
parliament and the Delhi Master Plan for 2041 and the GDA Policy are notified, urbanized
villages in Delhi are expected to experience significant growth, and the implementation of the

land policy will gather momentum.

Subsequently, once a sector receives development approval, a surge in land purchases is
anticipated, accompanied by an increase in land prices. Until then, potential investors are

likely to hold back from making any new investments in these areas.

In the context of the Aashiyana Welfare Housing Society, the land for its current members has
been acquired. However, it may require some additional land to qualify as a Developer Entity
(DE) independently, or it may need to collaborate with other landowners to qualify for the
same. Moreover, society appears to be taking care of the necessary compliances and is

striving to advance within its capabilities.

A blend of funding, political determination, and reforms is anticipated to bolster growth in the

city's real estate and urban infrastructure sectors over the medium to long term.
Disclaimer

This whitepaper is based on physical investigations and information gathered from various
sources, including news sites and governmental publications. While efforts have been made
to ensure accuracy, the authors do not guarantee completeness or absolute accuracy. The

authors disclaim any liability for errors or damages arising from reliance on this information.
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