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About Us: 
 

 

www.RZoneLand.in is an initiative by professionals from Real Estate Industry with a collective experience of over 36 years 

of working on various transactions within Delhi/NCR and a few other key cities like Goa. Our team has been successfully 

operational in Delhi NCR for over a decade and has successfully closed transactions relating to Large size 

Collaborations, Outright Sale/Purchase of Luxury & Super Luxury Assets and Leasing of both High End Residential & 

Commercial Real Estate. Apart from this, our team is also actively involved in Pre-Leased Assets & Rented Properties in 

the NCR. 

With the recent opening of two of the most interesting new asset classes namely 1 Acre Farms & Residential Zone Land 

in Delhi, some of the senior members of the team have dedicatedly shifted their focus for the last 2 years on these two 

asset classes and have found reasonable success in helping HNIs & VHNIs to invest into these key asset classes in Delhi.  

Some of our key initiatives in the 1 Acre Farms Vertical are www.1AcreFarms.in and www.CountryHomes.co.in . Over 

these last 2 years, the team has successfully transacted various land parcels in these segments in both the existing Farm 

Belt as well as the promising upcoming areas under the L Zone of Delhi. 

The team has the intent and ability to handle any size of Land Transaction and bring it to fruition and closure smoothly 

with complete knowledge on documentation as per the law of the land. 
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Pre- Note: Land as an Asset 
 

Time has been testimony, If we pick up the History of the world and delve deeper into the reasons for all the battles that 

ever took place, you will end up finding that the absolute root cause for all power battles has been Land, which has 

been one of the symbols to prove supremacy, Man just like some of the other beings of the animal kingdom is by nature 

territorial and likes to mark its territory, the only way to do it in the oldest fashion way is by acquiring land and marking it. 

This also goes out to show that Land has always been related to Power and Supremacy in its own way.  

Across ages, Land remains to be the single best investment opportunity, since time immemorial, before other 

commodities came into existence, human kind has been trading in Land as the primal commodity, and also has been a 

symbol of legacy to be passed on to generations after generations, not to mention that Land has stood the test of time 

and continues to remain not only one of the safest  and most rock solid investment, but also the one with the highest 

yield on investment if held for the optimum amount of time.  

As Delhi opens up a huge opportunity to acquire land in two key areas namely LDRA (Low Density Residential Areas and 

the R Zone (High Density Residential Zone), there is no way that one could possibly go wrong with Investments in either of 

the two, however, both have different set of investors that would consider acquiring each one of the these super money 

spinner asset classes.  

The Key of course remains, to make sure that you have the right partners who make sure that the land bought is clear in 

title and without encumbrances. We hope to help you invest in some of the finest Land Investments in Delhi. 
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The Opportunity: Residential 

Zone, Delhi 
As the term suggests, simply put, Land Pooling means…Pooling in Raw Land into a Central Pool created by DDA for a 

reverse allotment of an executable developable land parcel in return from DDA. The authorities would re-allot 

approximately between 48% to 60% of the surrendered/pooled land, back to the developer with clear guidelines for the 

amount of square footage that can be developed on a particular piece of land (Please refer to the Land Pooling Policy). 

The balance land which is being retained by DDA would basically be ploughed back into public utilities, infrastructure 

and other allied services to make a community liveable and also in some cases to be monetized against specific 

purposes. 

So far, there have been two distinctions made for the sake of calculations based on the size of the land holding: 

� 02 to 20 hectares, where about 48% of land pooled would be returned to the land owner 

� 20 hectares and above where 60% of land would be returned to the land owner 

DDA proposes to set up a framework of officials from the various internal departments of DDA, like Finance, accounts, 

land management, planning, legal and engineering to help work on this. It is proposed that the plans would be 

prepared with the GIS Technology to be able to take forward what is being considered as one of the largest ever real 

estate opportunities in the history of the country. 
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The Future Plan of Delhi 
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The Policy & Process: 
While the policy has been gazetted and already gone through the various objections raised and brain storming of 

almost all the issues pertaining to other authorities involved as well as public at large, the amendments although to the 

basic policy will continue to happen as the policy gets implemented over a period of time, amending the policy as and 

when needed keeping the public interest at large. 

Here are some of the highlights and what one could consider as the gist or the essence of the policy, you may feel free 

to download the entire policy here. 

Here is the Proposed Process as laid down under the policy and as per discussions with other DDA members 

Step 1. DDA to open zones for Land Pooling (Tentatively by January 2015) with a 6 months open window for all to 

apply. The entire process to be mapped online with GIS technology. All Khasra numbers both applied and not 

applied will be available on the website. 

Step 2. DDA authorities to go through the verification of the ownership proofs and the other documents as 

prescribed following which, within 6 months from the date of application/surrender of Land, a “Provisional” Land 

Transfer Certificate (LTC) shall be issued. 

Step 3. Within 9 months after the date of issuance of the Provisional Certificate, the Final LTC along with the exact 

marked executable land allotment will be done. 

Step 4. Post LTC, A time frame of 3 months provided to the developer to apply for Sanctions of Building Plans and 

Internal Development Layout. 

Step 5. Once the Building Plans and Internal Development Layouts are sanctioned, DDA shall issue a Licence to 

start Internal Development Work, which has to be completed within 6 months and obtain a completion certificate 

from DDA for the Internal Work (These are primarily the work on the plot like Sewage, roads etc.), the time lines 

would vary depending on the size of the site. 

Step 6. Post the Internal Work CC, DDA shall issue a Certificate for Commencement of Construction with a time line 

of 5 years to complete for a plot between 5 Acres to 49 Acres, and 7 Years for larger plots. 
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The Prospects: 
The Opportunity under the R Zone specifically is for two kinds of investors, firstly being the investors who are pure play 

land investors and secondly being for the developers of properties. While the investment in R Zone Land is anyways a 

lucrative opportunity, considering the converted cost of FSI that one would be able to trade at a later date, the real 

money is going to be made through development of such converted land. The pure play investors should consider 

acquiring Raw Land under any of the villages that fall under the R Zone parameter and then add value through the 

conversion of land into developable land via the Land Pooling Policy to be able to achieve the best possible ROI on 

investment. 

On the other hand, the developers are acquiring land in such areas and waiting for their land to get converted into 

developable executable land under the Land Pooling Policy, so that they are able to launch their projects and get the 

desired ROI on Investment. 

For a pure play investor, the former would be a great opportunity to enter now and as things move forward, one could 

consider to either exit such position or alternatively get into a collaboration with the developer or simply get into 

development oneself. 

The current land prices in these R Zone Villages, specifically in Zone L, suggest that the FSI costs would be anticipated at 

approximately between Rs. 600/- per sq.ft. to Rs. 1200/- per sq.ft. This would mean that a developer, considering a high 

end apartment specifications in Delhi should comfortably be able to launch the apartments at a price point of Rs. 3,500 

per sq.ft. to 4,500 per sq.ft. For the sake of comparison, the closest opportunity for a developer to launch a residential 

development is in the NCR, primarily in Gurgaon & Noida/Greater Noida areas. If we look at the history of these suburbs, 

the FSI (Floor Space Index) costs about 10 to 12 years back were trading between Rs. 300/- per sq.ft. to Rs. 600 per sq.ft., 

currently the FSI costs have gone up to anywhere between Rs. 1200 per sq.ft. (Sohna Area) to Rs. 4000 per sq.ft. in prime 

areas or Gurgaon. 
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Timing is Everything: Why Now? 
While the policy is being churned and turned and contemplated at this point in time, the real opportunity is to invest 

while things are under planning and not absolutely clear, considering the fact that once everything is clear, the prices of 

land would have already changed and moved northwards. As a keen investor, you should be considering the 

possibilities of “what can be” and not “what is”. 

Currently the prices in different locations within the R Zone are affordable and make complete business sense for both 

investors as well as developers. For Investors from a point of view of investing in a rock solid land based investment, 

which they can possibly sell to the developers at a premium when the investment is ripe and for the developers to have 

an affordable FSI in the capital city of Delhi, which is always short on housing and there is always a consistent demand 

for housing in the city.  

 While, we believe that it is not for those who would like to invest for a quick gain or a quick turn around, but a great 

investment for those who can hold on to the investment to reap the true optimum benefit of the scheme. Looking at the 

current market scenario, there are not many quick gain opportunities anyways, and any such opportunities being 

proposed may or may not actually bring out the desired results. Real Estate has actually always been to be considered 

as a long term and not any “quick gain scheme”, chances are that the policy will get notified and formally announced 

for call of applications by February 2015. Once this is done, the prices in these zones are definitely likely to change 

quickly. 

DDA this time is committed and going forward in a planned manner to make a very time bound process from the time 

that the applications are received till the time the project takes off from the ground and to the completion of the project. 

It is fair to say that there is a drastic change in the whole approach of the organization towards developing these entire 

sub cities in Zone L, Zone N, Zone P2 and various other zones that fall under the R Zone of Delhi. 

L Zone being the most sought after due to the two main reasons, firstly the proximity to the IGI Airport, The Diplomatic 

Enclave, South Delhi and secondly being the single largest zone under the new masterplan. Our recommendations are 

for investments into Zone L. 
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Mathematics of R Zone: 
Presently, these are the two scenarios being contemplated, either one of them should come into effect, in most likely 

hood, it will be the Scenario 1 that should come into effect, however in either case, the FAR cost seems to be extremely 

attractive. The Land Price has been taken at 4.5 Cr/Acre, however there are some areas where the land price is 

between 3.5 Cr./Acre to 4 Cr./Acre. For calculation sake, we have taken the upper end of prices. 

Scenario 1 

Illustration of DDA Land Pooling Mathematics 

Amount of Land Surrendered 
Allotted Land 

by DDA 

Permitted 

FAR 

Total FAR 

(Sq.Ft.) 
Current Price of Land/Acre 

EDC @ 81 

Lacs/Acre 
FAR Cost 

5 Acres - 50 Acres 48% 4 4,18,176 4,50,00000 40500000 634.90 

More Than 50 Acres (Calculated for 

5 Acres) 60% 4 5,22,720 4,50,00000 40500000 507.92 

       

       Scenario 2 

Illustration of DDA Land Pooling Mathematics 

Amount of Land Surrendered 
Allotted Land 

by DDA 

Permitted 

FAR 

Total FAR 

(Sq.Ft.) 
Current Price of Land/Acre 

EDC @ 81 

Lacs/Acre 
FAR Cost 

5 Acres 48% 4 2,00,724 45000000 40500000 1322.71 

More Than 50 Acres (Calculated for 

5 Acres) 60% 4 3,13,632 45000000 40500000 846.53 

              

* Additional Conditions: 15% of the Total Constructed Area to be sold as EWS not more than @ Rs. 2,000 /Per Sq.ft. 2% of the Constructed Area shall be 

allowed for a Commercial Neighbourhood Market development. 
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Why “Zone L”? 
Reason 1.  Single Largest Zone amongst all Zones under the new 

master plan of Delhi for development of both R Zone as well as the 

LDRA. Being the single largest zone, authorities will have this zone as 

top of their priority and also this zone will have a lot of canvas to 

paint with creativity. 

Reason 2. Close Proximity to the IGI Airport. 

Reason 3. Close Proximity to Gurgaon via Dwarka Expressway. 

Reason 4. Close proximity to The Upcoming Diplomatic Enclave 

near Dwarka. 

Reason 5. Close proximity to the upcoming largest Golf Course of 

Delhi in village Dul Siris. 

Reason 6. Large players have already  taken large positions in 

Zone L. To name a few DLF, Emaar, Ireo. 

Reason 7. The Address – Being “South West” Delhi. 
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Resources: 
 

 

 

Website: www.RZoneLand.in 

Policy Download: www.RZoneLand.in/Policy 

 

DDA Links: 

DDA PLANNING:  
http://dda.org.in/tendernotices_docs/jan14/Draft%20LAND%20POOLING%20POLICY%20regulations%20for%20the%20W

EBSITE_290114.pdf 

http://dda.org.in/ddanew/planning.aspx 

MODIFICATIONS & GAZZETTES:  http://dda.org.in/ddanew/gazette_notification.aspx 
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