
This document presents the key aspects of the Development Plan (2021) for 

Ahmedabad, that uses a transit-oriented development approach to urban 

development. These approaches are outlined under the following broad categories:

1. Background showcasing the differences between earlier planning approaches and 

the current plan, following increased investment in public transport

2. Features of the Development Plan (2021) at the macro level outlining key 

aspects of land use – transport integration as highlighted in the current plan.

3. Local area planning to enable transit-oriented development at the micro level, 

illustrated with plans and development regulations developed by the Ahmedabad

Urban Development Authority (AUDA) for the Central Business District.

4. Conclusion
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1. Background

The earlier Development Plan (2002) for Ahmedabad, was drafted in a time where 

significant mass transit projects did not exist in the city, the only form of public 

transport then being regular bus services. As a result, the plan featured uniform 

density of 1.8 FSI throughout the residential (R1) zones.
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In the following years, Janmarg, a high capacity bus rapid transit system, was 

implemented in the city. It featured high quality stations and reliable service.
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Increased investments in subsequent years lead to expansion of  BRT routes in the city. 

Currently BRTS is operational on 88 km.
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A study of former modes 

used by the passengers on 

the BRTS showed that 12 % 

of existing BRTS users were 

using two-wheelers to 

commute earlier and 7% of 

BRTS users used to travel by 

cars (Source: Janmarg

Month 20 report).

Thus, BRT served to enable 

mode-shift from private 

motor vehicles to public 

transport.
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The BRT also complements other modes of transport within the city, including the 

municipal transport services, regional bus and rail services as well as the proposed 

metro corridors. 



Following this, the need for regulating land use and guiding development along areas 

that were well serviced by public transport and other infrastructure was felt. This 

formed the basis of Development Plan 2021.

Where the earlier plan (2002) focussed on low-density expansion of the city, the DP for 

2021 encourages compact development along rapid transit corridors. 
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2. Features of the Development Plan (2021) at the macro level 

Increasing patronage for public transportation systems through spatial organisation of 
commercial and residential activities is one of the key approaches spelled out in the 
new Development Plan. 

Considering 92 sq. km of serviced vacant land is already present in the city, the 
Development Plan encourages accommodation of future populations within these 
undeveloped areas, thereby reducing congestion, reducing dependability on private 
transport and optimizing investments in transport infrastructure leading to a compact 
city. Principles adopted for achieving this vision include creation of dense street 
networks of improved connectivity, greenways, inclusive and affordable housing 
development and urban design to create a vibrant public realm.

The spatial plan builds on these principles and identifies the following as overlay 
zones, to facilitate densification and redevelopment within the city.  These zones have 
detailed local area plans as well as special development regulations to aid 
development.

• Central Business District

• High -Density Zone and Corridor including the Transit Oriented Zones (These are 
defined as 200m wide band on either side of the mass transit corridors along BRT 
(yellow), metro (shown in red)).

• R-AH zone (Residential affordable housing zone)
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Maximising density: 

Higher built up densities in the city are determined based on access to transit. 

Increased FSI of 4.0 and 5.4 are proposed in the CBD and TOZ zones respectively. 

Affordable housing development is encouraged in the city by charging lower rates for 

use of premium FSI.

8



Flexible planning regulations:

Since design and construction of buildings are governed by the Development 

Regulations, the DP also looked at modifications to existing regulations to enable 

transit-supportive built form. Height and bulk restrictions in the older development 

regulations (GDCR) were found be restrictive as they do not permit utilization of 

maximum FSI. The revised development regulations remove such multiple restrictions, 

mandating only setbacks and enabling utilization of full permitted FSI. 

In transit-oriented zones, additional regulations pertaining to active edges, shaded 

walkways and off-street parking requirements were formulated as part of the local 

area plans to improve the public realm.
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Incentivising affordable housing:

While affordable housing is encouraged in all parts of the city through reduced 

premium charges for FSI, a specific zone has been proposed across 75 sq.km that can 

be used only for the development of affordable housing and ancillary commercial uses 

(upto 10% of total permissible FSI). Restriction on development in this area is expected 

to lead to  reduced value of land, which when coupled with lowered premium for FSI, 

renders housing developments affordable. 
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Three categories of dwelling units are permitted here: 

• Units with built-up area up to 50 sq.m.

• Units with built-up area more than 50 and up to 66 sq.m.

• Units with built up area more than 66 and up to 80 sq.m. 

To optimize provision of public transport and infrastructure in this zone, phased 

residential development around existing transport nodes are planned.
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Improving walking and cycling conditions:

Recognising that urban streets need to cater to multiple modes and support various 

activities, the Development Plan proposes to classify streets based on multiple factors 

(mobility needs of different users, street character, abutting land use etc.) rather than 

using merely the right-of-way (ROW) and recommends preparation of street design 

guidelines for effective design, implementation and maintenance of streets.

The  Development Plan also highlights the need for a dense network of pedestrian 

paths and bicycle networks to improve mobility in the city, through interventions using 

local-area plans.
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Enabling mode-shift through parking regulations:

To encourage mode shift from private vehicles to public transport, the development 

plan also features reduced minimum parking requirements for developments in areas

well served by public transport.

These regulations were further modified while formulating local area plans so as to 

remove  any parking requirements (as detailed in following sections).
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While the previous section outlined the approach and proposals for encouraging TOD in 

the city, the following pages outline keys aspects of the local area plans developed for 

these zones to facilitate implementation of these proposals. These detailed local area 

plans are prerequisite for building in TOZ and CBD zones. 

3. Local area planning to enable transit-oriented development at the micro level 

Local area plans include detailed proposals  and regulations relating to the urban form, 

street network and public spaces at the micro level. A special planning cell has been 

established by AUDA to prepare local area plans for CBD (Central Business District),TOZ 

(Transit-oriented Zone) & RAH (Residential Affordable Housing zone), to carry out 

economic and environmental feasibility study as well as to identify requisite revenue 

model for implementation and maintenance of these plans.
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The following pages illustrate the different aspects of the local area plans, using the 

local area plan developed for Central Business District (CBD) as an example.
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Aspects of Transit-oriented development:

Transit-oriented development is encouraged in these local area plans by  focussing 

higher densities in transit-rich areas, supplemented by additional NMT improvements 

and increased investments in infrastructure, as outlined above. 
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The Central Business District is envisioned as a high density centre in the city, with a 

distinct character and urban form. This district is expected to include a mix of uses 

including commercial, retail as well as residential developments. Rapid transit in the 

form of Metro as well as BRT is planned to serve as the backbone of these 

developments. Additional transit connectivity in the form of shuttle buses provide 

direct access to transit hubs created by metro and BRTS stations located at either ends 

of the CBD.



To provide direct & easy access to transit for people, a dense street network is  

needed.

19



Blocks are defined as area of land surrounded by publicly accessible streets. 

Currently, average block length is almost 0.75 km, thus resulting in long travel 

distances to access various parts of the area.
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The  proposed LAP creates an improved street network with reduced block sizes, thus 

making the CBD more permeable to walking and cycling and reducing trip times. 

These new streets  were created through: 

• Addition of new roads proposed in the DP

• Addition of existing private roads

• Adding new roads through margins & open spaces

• Through more than one plots/ building demolition
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Local area plan for the CBD  also features street design guidelines  adopted to ensure 

provision of safe walking & cycling conditions.
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Encouraging densification in this CBD requires an understanding of current ground 

utilization. Studies carried out the Development Authority found that FSI of only 0.9 is 

currently utilized in a sample area spanning 20 Ha. Due to height, bulk and coverage 

restrictions in the Development Regulations, only 21% of the entire land area is utilized

for building. Publicly accessible roads constitute 23%, leaving 56% of the land in 

marginal spaces, that are unutilized and are not publicly accessible. 

Thus to incentivize development of these marginal areas in the CBD, additional 

chargeable FSI of 3.6 is made available over the base FSI of 1.8, bringing total 

permissible FSI to 5.4. Height & bulk restrictions are also removed from the 

Development Regulations to allow all plot owners to maximize built-up density. 

Maximum building heights are set at 100m.
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A view of existing low density development in CBD.
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View of proposed high density developments in the CBD.



To ensure that commercial activities are supported by adequate residential 

populations, a mix of uses are encouraged, both horizontally (across the region) as 

well as vertically (within the same building).
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Built-form plays an important role in determining the quality of streets and the 

activities they support. Thus Development Regulations included as part of the Local 

Area Plans  featured specific inventions to create a good public-private interface, in 

addition to maximising density. These interventions pertain to:

• Margins

• Built-to-lines

• Provision of  arcades along major streets

• Removal of coverage restrictions

• Boundary wall regulations

• Specifying location of driveways
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Excerpts from the Development Regulations for CBD (Draft):
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Comfortable, shaded pedestrian environment is ensured by mandating provision of 

arcades along Ashram Road and other major streets. These arcades are to serve as 

extended public realm, in addition to the pedestrian facilities provided as part of the 

public Right-of-way.

Excerpts from the Development Regulations (Draft) for CBD:
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Analysis of existing road network conditions showed that additional vehicular traffic 

cannot be accommodated within the CBD. Even existing traffic levels are higher than 

recommended by the Indian Roads Congress. Thus, car-use is discouraged through the 

removal of parking minimums in the area. 

Additional capacity required for moving people is to be accommodated through 

increasing capacity of public transportation systems serving that area.



Excerpts from the Development Regulations (Draft) for CBD:
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To prevent transfer of higher FSI allowed in TOD zones to other areas, the 

Development Regulations stipulate that TDR from a building in CBD – West is required 

to be utilized in CBD – West only. 
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4. Conclusion

Thus, through a combination of city-level strategies as well as local level 

interventions, Ahmedabad is actively promoting transit-oriented development in the 

region. 


