8. Amendments in the Town Planning Act

Situation before the Initiative

· While at the macro level, the Development Plan was meticulously drawn, at the grassroots, either the TP Schemes were not drafted at all or there was delay in implementation. 

· The Gujarat Town Planning And Urban Development Act was introduced in 1976, and came into force from February 1978. In this Act, the physical planning of a TP Scheme was separated from its financial aspects and also the process was divided into three stages with a view to expedite the entire process - Draft Scheme, Preliminary Scheme and Final Scheme. 

· The Act had three major drawbacks

· Lack of a fixed time limit for the completion of the Scheme.

· Inability to acquire land for construction of roads till the Final scheme was sanctioned.

· Inadequate financial resources in the form of betterment charges that came from the landowners only after the Final scheme was sanctioned.

· Surveys carried out before the introduction of table survey method was found to be inaccurate and caused problems during later stages of TP Scheme process. 

· Land acquisition for roads became feasible only after the Government gave final sanctions to TP Schemes. Settlement of legal disputes generally took long to resolve, putting implementation way behind schedule.

· Recovery of cost of providing infrastructure through levying betterment charge was not viable. 

· There was no stipulated time limit for the completion of the scheme. As a result, only 18 TP Schemes were prepared and implemented during the 21 years spanning 1978 to 1999.

· Also, as a result of delay in finalization of TP schemes, haphazard and irregular growth took placepreceding implementation of TP Schemes. 

1.3. The Initiative/Innovation

· Convinced by the inherent demerits of the T.P. Scheme process, AUDA initiated a number of innovations and persuaded the Gujarat Govt. to amend the Gujarat Urban Development and Town Planning Act, 1976 in 1999 to revitalize and expedite the TP Scheme process. The Government of Gujarat has supported these reforms.
· These amendments include:

1. A provision of a clause to complete the entire process of TP Scheme preparation and finalization within a period of 27 months.

2. The possession of land for roads is possible 15 months after the publication of “Declaration of Intention” to prepare the scheme. During the intervening period the Draft Scheme is sanctioned. This arrests haphazard growth and allows faster implementation of the scheme.

1.4. Strategies Adopted

·  AUDA has evolved methods of implementing the scheme at a faster rate to promote development. 

· After the area for development is sanctioned as per the development plan regulations, AUDA is entitled to take possession of land under road development and instruct the developer to develop their adjoining land in the developing area. 

· While giving development permission with mutual consent, the reconstituted plots are given to respective landowners and the land allocated to AUDA for civic infrastructure is taken by AUDA. 

· On this land, AUDA is able to develop gardens, percolating wells and other civic services, wherever possible. Therefore even while the Final Scheme is in the process of finalization by the Government, the majority of civic infrastructure to be implemented by AUDA is already completed.
· There is now a possibility of creating a land bank of plots for sale (created by marginally higher deductions from original plots during the preparation of a TP Scheme), the proceeds from the sale of which contribute to the provision of infrastructure. This has strengthened the self-financing of the TP Scheme process. 
· For new schemes, surveying is done from the very beginning by the “total station” method that results in accurate surveys. 

· AUDA has also involved private planning consultancies and development firms for planning TP schemes.  

1.3.1 Prahladnagar –A Case Study

· The Prahlad Nagar TP Scheme was undertaken as a model development to demonstrate the merits of the reformed TP Scheme process. Prahlad Nagar Project can be a model not only for development agencies in Gujarat’s cities but for agencies in other cities that are striving to provide well planned and adequately serviced land for rapid urban growth in a fair and equitable manner.

· The total area of the Prahlad Nagar project is 162 hectares. In the 1987 Development Plan, the Gujarat Housing Board reserved this land for developing housing schemes. In the current plan, it has been de-reserved. Four Town Planning Schemes were prepared to cover the area. They are however, being taken together as one project for implementation. 

· At an average density of 150 persons per hectare, the project area would accommodate a population of 24,300. Going by trends in nearby localities, this density may increase to a saturation level of 400 persons per hectare by 2020. At this level, the population would be 64,800.

· The layout of Prahlad Nagar was prepared as an integral part of the fabric of the city as conceived in the Development Plan. The first step was therefore to fix the precise alignment of the city level roads proposed in the DP and passing through the project area. 

· The internal street layouts have been designed keeping in mind basic principles such as establishing proper hierarchy of roads, ensuring alternate route for traffic and achieving proper geometry of junctions. 

· Proposed social amenities such as parks and schools have been so located as to minimize walking distances within the project area.

· The project area originally had 297 plots. These “Original Plots” have been reconstituted into 286 “Final Plots”. All the final plots have approximately 52% of the area of the original plots.

· The 48% land thus freed by the reconstitution has been used to provide roads, land for social amenities and land for resale by AUDA to recover the cost of infrastructure provision. The detailed breakup of the proposal of the scheme is as follows:

	Proposal break up





%


	%Age provided

	Roads
	19.83

	Water bodies
	1.24

	Institutional (schools, police station and neighbourhood centers)
	5.54

	Parks and gardens.
	4.66

	Socially and economically backward class housing
	7.89

	Residential (reconstituted plots returned to original owner)
	48.43

	Residential for AUDA land bank
	7.77

	Commercial AUDA land bank.
	4.64

	Total
	100.00


1.5. Results Achieved

· Land acquisition for roads can now commence soon after the draft TP scheme is approved, AUDA can then apply betterment charges etc to generate finances and  take care of infrastructure provision. This modality has wide acceptance now.

· As compared to the slow progress of previous 21 years, 48 TP Schemes (total land area of about 5000 hectares) have been planned during the brief post amendment 3-year period from 1999 till date. 

· The average time of TP Scheme implementation has decreased due to these Amendments. As a result of these new measures, people willingly co-operate with AUDA and support the implementation of TP Schemes by providing land for roads and other public facilities. 

· Infrastructure facilities are now available ahead of implementing the schemes that are progressing as per schedule. New growth is therefore taking place in a planned manner.

· Finances for providing of infrastructure in a TP scheme is now available with AUDA soon after the declaration. 

· At present the construction of major roads, provision of streetlights, tree plantations, development of gardens, rain water harvesting systems, laying of sewerage lines within the scheme area is already complete within three years time span. 

· Thus, Prahlad Nagar sets an example in the history of the process of TP Schemes with its well-planned design, timely implementation and financial self-reliance. All the final plot demarcations are also carried out by owner itself and approximately 50-development permissions have now been issued.

1.6. Lessons Learnt

· Urban local bodies should ensure that periodical reviews of governing acts/regulations are done.

· Pro-active initiatives can activate problem-solving leading to greater satisfaction of stakeholders.

· Developing TP schemes through proper planning by Urban local bodies ensures public satisfaction

1.7. Sustainability

· The amendments in the TP Act lead to sustainable development as the proposed area under development is being developed through a well-planned TP scheme with proper civic amenities before people start living in the area, curtailing haphazard growth, illegal developments with improper water supply and sanitation facilities. It also ensures timely completion of TP scheme implementation.

· However, there is no clear mention in the amendments about the actions that could be taken if entire process of TP Scheme preparation and finalization is incomplete within a period of 27 months.
1.8. Transferability

· Other States can adopt similar legislation to introduce reforms and carry out amendments in the existing development control mechanism and regulations to improve the process of planned development.

