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Five questions that well meaning urban policy 

makers should ask themselves…. 
 



1. How well can we predict the future? 













 

Over the twentieth century the amount of floor space in Manhattan increased 

despite the fact that its population fell 



How much of today could we have predicted two 

decades ago?  







We should take uncertainty about the future very 

seriously…don’t make rigid policies… 



2. Why are codes so difficult to enforce? 













Pilot Project – AUDA Housing at Chandlodiya  

AUDA EWS Housing Chandlodiya 



Existing Bye-laws 

Regulation  As per GDCR  Relaxed GDCR  

      

1.    FSI requirement  1.8 2.25 

2.    CP ( Common Plot) requirement   10 % of Plot area 10 % of Plot area 

Minimum size of the open space 200 sq m No  spec. requirement 

Minimum dimension of any side  10.5 m No  spec. requirement 

3.    Number of floors (without elevators)  G + 3 G + 4 

4.    Maximum ground coverage  45% of Plot area No Limit Proposed 

5.    Internal Road width for road length      

up to 150 m 7.5 m wide 6.0 m wide 

up to  300 m  9.0 m wide 6.0 m wide 

6.    Internal approach road width      

between 15 m to 40 m 4.5 m wide 4.5 m wide 

7.    Minimum distance between two blocks     

Façade with openings  4.5 m wide 3.5 m wide 

Façade without openings 4.5 m wide 2.5 m wide 

8.    Front and rear margin  As per GDCR As per GDCR 

9.    Minimum staircase flight width  1.2 m 0.9 m  



Master Plan under current Bye-laws 

 

Carpet Area:  24.3 sq m    

Built-up Area:27.2 sq m  

Plot area:   17,000 sq m 

FSI utilized:   1.20 

No. of floors:   G + 3 

No. of units:   640 

Ground coverage:  30% 

CP:   12% 

Roads:  29% 

Parking:   29% 



Carpet Area:  24.3 sq m    

Built-up Area:27.2 sq m  

Plot area:   17,000 sq m 

FSI utilized:   1.20 

No. of floors:   G + 3 

No. of units:   640 

Ground coverage:  30% 

CP:   12% 

Roads:  29% 

Parking:   29% 

Master Plan under current Bye-laws 

 

Consolidated 
parking space 

Consolidated open 
space 

Wide access streets 



Current Regulations Proposed Revised Regulations 

General details 

Built-up area per unit (sq m) 27.2 27.2 

Total Built-up area (sq m) (incl. common areas)                21,776               33,264  

No. of units 640 1120 

Total Built-up area per unit (sqm) 34.03 29.70 

a) Land cost 

Plot Area (in sq.m) 17,000 17,000 

Land Cost (Rs per  Sq.m)                25,000               25,000  

Total Land cost (Rs.) 425,000,000 425,000,000 

Land cost (Rs per sq.m) 19,517 12,777 

Land cost per unit (Rs) 664,063 379,464 

b) Construction cost with profit 

Construction cost (Rs/sq.m) 8,600 8,600 

c) Cost of Additional FSI 

Cost of FSI per sq. m  (Jantri Rs. 5000) - - 

Total FSI cost per unit - - 

e) Total cost (a+b+c) 

Total cost per unit(Rs.) 956,678 634,884 

f) Stamp duty / registration charges 

Stamp duty @ 4.9% (Rs.)                46,877               31,109  

Registration charges @ 1.1%                10,523                 6,984  

Total charges (Rs.)                57,401               38,093  

Total Cost post stamp duty/registration (e+f) 

Total Cost per unit (Rs.)          1,014,078            672,977  

Reduction in cost (Rs.) 34,101 (34%) 

Cost for Housing 



A Few Changes in Existing Bye-laws 

Regulation  As per GDCR  Relaxed GDCR  

      

1.    FSI requirement  1.8 2.25 

2.    CP ( Common Plot) requirement   10 % of Plot area 10 % of Plot area 

Minimum size of the open space 200 sq m No  spec. requirement 

Minimum dimension of any side  10.5 m No  spec. requirement 

3.    Number of floors (without elevators)  G + 3 G + 4 

4.    Maximum ground coverage  45% of Plot area No Limit Proposed 

5.    Internal Road width for road length      

up to 150 m 7.5 m wide 6.0 m wide 

up to  300 m  9.0 m wide 6.0 m wide 

6.    Internal approach road width      

between 15 m to 40 m 4.5 m wide 4.5 m wide 

7.    Minimum distance between two blocks     

Façade with openings  4.5 m wide 3.5 m wide 

Façade without openings 4.5 m wide 2.5 m wide 

8.    Front and rear margin  As per GDCR As per GDCR 

9.    Minimum staircase flight width  1.2 m 0.9 m  



Master Plan with Revision in Bye-laws  

 

Carpet Area:  24.3 sq m 24.3 sq m   

Built-up Area:27.2 sq m  27.2 sq m 

Plot area:   17,000 sq m 17000 sq.m 

FSI utilized:   1.20 1.8 

No. of floors:   G + 3 G + 4 

No. of units:   640 1120 

Ground coverage:  30% 35% 

CP:   12% 11% 

Roads:  29% 32% 

Parking:   29% 22% 



Master Plan with Revision in Bye-laws  

 

Parking permitted 
on smaller open 
spaces and on 
streets 

Distributed open 
spaces 

Slightly narrow 
streets 

Carpet Area:  24.3 sq m 24.3 sq m   

Built-up Area:27.2 sq m  27.2 sq m 

Plot area:   17,000 sq m 17000 sq.m 

FSI utilized:   1.20 1.8 

No. of floors:   G + 3 G + 4 

No. of units:   640 1120 

Ground coverage:  30% 35% 

CP:   12% 11% 

Roads:  29% 32% 

Parking:   29% 22% 



Common plot - Before 

EPC/MHT, Ahmedabad # 78 



Reduced widths of roads are sufficient …open spaces  being utilized for interaction, parking etc. 

Main Access Streets - After 



Current Regulations Proposed Revised Regulations 

General details 

Built-up area per unit (sq m) 27.2 27.2 

Total Built-up area (sq m) (incl. common areas)                21,776               33,264  

No. of units 640 1120 

Total Built-up area per unit (sqm) 34.03 29.70 

a) Land cost 

Plot Area (in sq.m) 17,000 17,000 

Land Cost (Rs per  Sq.m)                25,000               25,000  

Total Land cost (Rs.) 425,000,000 425,000,000 

Land cost (Rs per sq.m) 19,517 12,777 

Land cost per unit (Rs) 664,063 379,464 

b) Construction cost with profit 

Construction cost (Rs/sq.m) 8,600 8,600 

c) Cost of Additional FSI 

Cost of FSI per sq. m  (Jantri Rs. 5000) - - 

Total FSI cost per unit - - 

e) Total cost (a+b+c) 

Total cost per unit(Rs.) 956,678 634,884 

f) Stamp duty / registration charges 

Stamp duty @ 4.9% (Rs.)                46,877               31,109  

Registration charges @ 1.1%                10,523                 6,984  

Total charges (Rs.)                57,401               38,093  

Total Cost post stamp duty/registration (e+f) 

Total Cost per unit (Rs.)          1,014,078            672,977  

Reduction in cost (Rs.) 341,101 (34%) 

Comparison of Costs for Housing 





Take affordability in to consideration…. 



Standards can be ratcheted up along with economic 

development…. 







We can have multiple standards…. 





3. When are public minded policies and projects difficult 

to implement? 



Ring Road 

76 kms long 

60 m wide 























Source: Google Earth 



Source: Google Earth 





Think of how you are distributing costs and benefits… 



4. When does it make sense for government to be 

involved? 













Think of what government should provide/regulate 

strictly and what it should leave to the market/regulate 

lightly…. 





5. What should we do now and what should we leave for 

later?   





New York 







 



 

New York Times Square – Before 1900 



 

New York Times Square - 1908 



New York Times Square - 1964 

 



 

New York Times Square - Now 









Barcelona 



Geometric plan of the jurisdictional municipality of Barcelona, 1860, showing the fragmentation of farmland on which the Eixample was to be built 

Barcelona: Old city and surrounding farmland, 1860 



View of the walled town at the start of the 19th century 

Barcelona Walled Town, View from the Farmland, 19th Century 



Map of the Eixample Project for Barcelona by Ildefons Cerda, passed in 1859 

The Eixample Project for Barcelona by Idelfons Cerda, passed in 1959 



Photomap of Barcelona, 2000 

 Barcelona, 2000 



San Francisco 



San Francisco - 1939 

 



San Francisco - 2004 

 



Leave something for the next generation to do! 



“God save us from people who mean well.” 
 

 

Vikram Seth, A Suitable Boy 



Thank you 


