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Honorable Chief Guest: Mr. SP Gupta, Prof. J.R. Bhalla, Prof
Ram Sharma, all the Speakers, Panels and Chairs of each
session, students, colleagues and friends. As Symposium
Coordinator, I must take this opportunity to underline the
guidance of the Director and the team effort of each faculty
member, helped by the Support staff and students, which
made this endeavor possible.
Working on Gurgaon started in 2000, when the stretch of
Mehrauli-Gurgaon road between Sikandarpur and IFFCO
Chowk was taken up for research, documentation and Design
exercise of 4th year Urban design Studio in Sushant School.
Later, other design studios, dissertations, thesis projects,
based on Gurgaon were taken up. All those works are being
exhibited here in the School and I would request everyone to
have a look at that and comment.
My presentation, today, is primarily based on all those
academic works, I have been involved so far in this school, my
publication on Gurgaon in architectural journals and my
traveling within this city for last six years I have been coming to
Sushant School.

CONTROLLED AREA, 1964
Source: Master Plan 1981, Huda Office

MUNICIPAL CONTROLLED AREA

CONTROLLED AREAS, 1979
Source: Master Plan 1981, Huda Office

CONTROLLED AREA DEFINED IN 1964

CONTROLLED AREAS, NOV' 81
Source: Master Plan 1981, Huda Office

ALREADY UNDER CONTROLLED AREA

ALREADY UNDER CONTROLLED AREA

CONTROLLED AREA DEFINED IN 1979

CONTROLLED AREA DEFINED IN NOV' 81

Urban Expansion of Gurgaon

Urban Expansion:
Gurugram To Gurgaon To 'Glocal' Village
Gurgaon, a 'city' in Haryana, borders the southern limits of the
metropolis of Delhi. Mythologically, this place had a reference
in the Mahabharata as 'Gurugram' - the birthplace of Guru
Dronacharyya. Historically, Gurgaon was a stop-over point for
the Muslim pilgrimage between Delhi and Ajmer. Around that
time, a small, local market started developing in today's older
part of the city. An important phase of urban growth was later
initiated with the coming up of the Railways, which helped to
expand commercial activities to the regional level. At that
point, settlement grew towards the railway station. The first
controlled area in 1964 was defined around the intersection of
the major roads and the existing settlement. It also included
the railway line around which was proposed an industrial area.
This industrial area did not develop as it was expected and one
of the reasons could be the popularity of road-based transport
over the rail-based one. In 1979, the potential of industries
growing around major roads was recognized and that led to
the extension of the controlled area to include the remaining
stretch of Old Gurgaon Jaipur road (Biswas. S,2002).
However, the single-most remarkable event that changed the
face of this town was the advent of the Maruti in 1980's. From a
primarily agriculture-base North Indian small town, Gurgaon,
then, surfaced on the industrial sector of the nationwide
economy. A stronger network with the larger city of Delhi got
established. At this stage, urbanization was observed along
the new Delhi-Jaipur Highway. A different set of working
people started coming into Gurgaon, which led to the
emergence of residential colonies. Real estate initiatives from
government agencies and private organizations began
(Biswas.S,2002)...
In May 1981, Industrial growth was proposed around the
Pataudi road and, hence, the controlled area was extended to
the region. The development eventually did not take place and
the area remained agricultural. In Nov '81, with the growth of
Gurgaon as the major industrial sector, the demand for
residential areas increased in order to accommodate the
working class and migrating population from the adjacent
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metropolis. This controlled area was extended at a time, when
the private developers started buying land to develop
townships in the area.
After the mid 90's, with the 'opening up' of economy and
subsequent 'globalization' process (both economic and
cultural), Gurgaon has witnessed a tremendous change in its
urban & natural fabric. In 1995, Sector formation and
distribution initiated in 1980s, almost got the final shape.
Increasing relevance of the NCR 2001 plan, well-connected
road network with South and West Delhi, proximity to the
airport and lower land-rates are some of the major factors
catalytic to this development. In the Final Development plan of
Gurgaon in 1995, within the land use of 10562 hectares
controlled area, residential contains about 59%, industrial
12.7% and commercial is about 2%. This kind of land use
distribution is, perhaps, an indication that a decade back,
Gurgaon was conceptualized as an ‘industry based residential
town’. However, the ground situation today seems different
(SSAA Reports, 2005).

Principal Urban Agglomeration in Haryana in 2001
Source: http://www.citypopulation.de/india-Haryana.html, dated 10.10.06

ISSUES
On one hand, Gurgaon epitomizes the popular perception of
'hi-technology', 'development' and 'the way of living'; but on the
other, unplanned and unchecked growth, insufficient
infrastructure facilities, mindless encroachments to nature,
ceaseless loss of agricultural land may sum up the present
development trends here. Specific ecological and
environmental aspects like, the ridge and the land profile,
existing gorges, water channels, vegetation, are completely
ignored. Possibilities of surface drainage, groundwater
collection and recharge, forestation are thoroughly
compromised (Jain. S, 2005).
Shine and gloss of glass and steel, unique building forms and
ever-changing skylines make Gurgaon an interesting
collection of artifacts. But the urbanism may be termed as
'Isolated Urbanism' as it remains an ad-hoc arrangement of
disjointed sets of enclaves. Through the process of periodic
acquisition and consolidation, the land was controlled by few
large land holdings. These land holdings contributed towards
making the city a 'Patchwork', which unfortunately in the
absence of any central idea of planning and urban design
approach, became both socially and physically unconnected.
Even if one looks at the precinct level in MG (MehrauliGurgaon) Road, one may also find the similar sets of 'Gated
Enclaves'. There is no internal linkages… one has to go out of
one's enclave to the MG Road in order to access most of the
public facilities … and the MG Road is one of the most
unfriendly roads of its kind – with boundaries of large plots,
non-existent pavements and unruly vehicles. Recent physical

SECTOR FORMATION

LAND USE DISTRIBUTION

SECTOR DEVELOPMENT PLAN, 1995

SECTOR DEVELOPMENT PLAN, 1995

Source: Master Plan, HUDA Office

Source: HUDA
LAND USE

Year of
Sectors
Dev.

1984 18,34,35

Reason For Development
Of Sector
Primarily industrial areas which developed in the
region.

AREA IN
HECTARES

RESIDENTIAL

6243

INDUSTRIAL

1349

COMMERCIAL

220

TRANSPORT AND COMM

665

PUBLIC AND SEMI-PUBLIC
(Including Defence Land)

935

EXISTING TOWN

406

VILLAGES

275

OPEN SPACES

363

1985

The potential of the Old Delhi Gurgaon road was
15,16,21,
realized and more settlements came up around this
22,23
area.

1987

Increased connectivity provided by N.H 8 resulted in
19,20,31
more settlements came up aound it.

TOTAL

1989

10,37

8,11

Due to constraint on space the area between
residential and industrial sectors was developed.

1991

5,6

Extension of old city

1992

1,2,3

1993

39,40

10562

59%

Industrial areas came up away from older sectors and
in close proximity to the Pataudi Road which was
used for transportation of raw material.

1990

106

SPECIAL ZONE

1%
3.4%
2.6%
3.8%

Palam Vihar developed by Ansals.

8.9%

12.7%

Marked the begining of extension of the city south of
N.H 8.

2.08% 6.3%

12,32,38, Potenial realized south of N.H 8. Sectors 42, 43 were
1994
41,42,43 developed by colonizers such as DLF and Ansals.

1996

55,56

1997

29

1999

Developed by Ansals

Planned to be commercial area.

25,26,27, Colonizers discovered potential in this area and
28,50's began development. HUDA followed suit soon after.

Sector Development Process

NATIONAL CAPITAL
REGION

Final Development Plan, 1995
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VEGETATION MAP

SURFACE DRAINAGE MAP

Source: Vegetation Map, 1996-97, Haryana Remote Sensing
Application Center, Dept. of Science and Technology, Haryana

Source: Survey of India Map, H/3, D/5, H/3 NW

LEGEND

LEGEND
SCRUB
Tropical Dry Mixed Deciduous Forest
Forest Plantation:
Sal/Pine/Acacia/Eucalyptus

Tanks (Perennial)
Water Body (Perennial)
Major Drainage Channels
Channel Flowing Through Broken Ground
Low Lying Areas (Non Perennially Water Logged)

APPRAISAL OF
GURGAON PLAN:
APPRAISAL OF
GURGAON PLAN:
1.The Gurgaon Faridabad
highway has been constructed
through the ecologically fragile
forested area.

The potential of areas which are non
perennially water logged as water
harvesting and recharge
areas have been ignored and industrial
areas have been planned above them.
The drainage channels and their
connectivity has been broken
by development.

2. Forest plantation has been
cleared for institutional
development in Sector 38 and
residential development
in Sector 33

The areas with rill erosion have
been left barren and completely
built around with no area for surface run-off.

3. Sector 12 has been developed
over forested land.

The development of industries near
potential surface sources
of water is undesirable.

4. Scrub forests have been almost
completely cleared for residential
development.

The water bodies in the Badshahpur
area have dried up. Future development
proposals should be sensitive to this area
and develop it as a potential water
harvesting and recharge area.

Loss of Forests

Lack of Surface Drainage

PHYSIOGRAPHY MAP

LAND CAPABILITY MAP

Showing Contour Levels

In terms of degrees of limitation in agricultural production

Based on Survey of India Map,H/3, D/5, H/3 NW.

Source: Master Plan, HUDA Office

LEGEND

210-215
215-220
220-225
255-260
260-265
265-270

225-230
230-235
235-240
270-275
275-280
280-285

LEGEND

240-245
245-250
250-255
285-290
290-295
295-300

Prime Agricultural Land With Minor Limitations
Moderately Good Land With Moderate Limitations
Fairly Good Land With Major Limitations
Land With Serious Limitations
Unsuited For Cultivation

APPRAISAL OF
GURGAON PLAN :
APPRAISAL OF
GURGAON PLAN :

Consumption of prime
agricultural land for
industrial and
residential use

Prime Agricultural Land:
1. A large part of the land has been
utilized for industrial land use
(Sectors 34, 35, 36 and 37)
2. Residential Sectors 9 and 10
established in 1982 and 1989 on
prime agricultural land.
3. Institutional areas in Sector 32 and
38 are planned on Class II lands.

The road network cuts across
ridges and valleys resulting in
drastic modification of the natural
topography and disruption in the
local drainage pattern
Excessive cut and fill in the hilly
region for the highway which cuts
across the area with slopes
greater than 10%. Also,
excavation of rock involved which is
more costly as compared to
sand or gravel.

Fallow Land:
4. A large area of fallow land in
proximity to the highway unutilized for
development.

Road network and development
on areas with deep rills has involved
excessive filling up.

PROMINENT RIDGE LINES DELINEATING
WATERSHED AREAS

Erosion Of Slopes / Ridges

5. However, Class VII lands with least
agricultural potential lie in the rocky
Aravallis which had other limitations for Fallow land underutilized for
use for urbanization. In Gurgaon,
urbanization
most of the land is good agricultural
land and there are limited areas of
fallow land. However, prime agricultural
land was the earliest to be consumed for
urbanization and fallow lands have
been unutilized.

Loss of Agricultural Land

Source of above Maps & Analyses :
Snigdha Jain, 'Ecologically Sustainable Planning for Gurgaon Town', An Unpublished
dissertation under the guidance of Prof. Asesh Maitra, Sushant School of Art & Architecture, 2005
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All these lead to the fact that Gurgaon lacks an overall
concept of city building. It is developed in an empiricist
manner in which the land value has been the only determining
factor. However, an interesting feature of Gurgaon, one would
like to highlight, is its ‘Urban Texture’. Owing to the phased-out
land acquisition from smaller land holdings by different
organizations, land parcels remained unique and sometimes,
awkward. As urbanization expands on to the agricultural land,
the urban texture takes the configuration of the agricultural
land ownership mosaic. This is a relief from the one-shot land
acquisition and subsequent machine-like plot-making in Delhi
that, in general, led to a regimented, boring urban texture and
pattern. This urban condition in Gurgaon, in fact, highlights the
need for centralized provision of infrastructure and underlines

DISCOURSES
To conclude, I would now briefly touch upon three discourses,
relevant in the context of Gurgaon in terms of exploring
theoretical possibilities of reading the nature of its urbanity.
Difference… Identity… Hybridity (AlSayyad. N, 2001)
'Isolated Urbanism' of Gurgaon, as it exists, is rooted in an
inherent urge of identification.
“Who needs the identity”?
Taking clues from Jacques Derrida’s notion of diff'erance, one
may also state that the process of identification operates
across the difference by differing and deferring -- and in the
context of architecture in Gurgaon, in terms of both ‘time’ and
‘space’. Any new building or project tries to achieve its own
sense of specific ‘identity’ by working upon the notion of
‘contrast’, mostly in its architectural representation, with
whatever is existing.
Also, generic issues of identity in the context of representation
of architecture in Gurgaon today, tend to go away from the
conventional purity of styles or codes of representation. Thus
the connotation of ‘hybridity’ will become apparent where it is
no longer the mix of x and y but X and x and x is the partial
presence of X.

1.Bristol
2.DLF Phase II
3.First India Place
4.JMD Tower
5.Sushant Lok
6.Gurgaon-Mehrauli Road

to Delhi

2

4
NH 8

oad

Due to 'not-so compatible' land uses adjacent to each other
and lack of thoughtful urban form guidelines, abrupt variations
of urban scale and building bulk may be noticed on and around
most of the major roads and urban precincts. Study of building
types, based on parametric understanding of built vs. un-built
relationship, permeability, building bulk and visual scale also
reveals juxtapositions of too many ‘typological’ variations on a
small stretch of MG Road. This, to an extent, seems to
represent the 'essence' of urbanity of Gurgaon …

the importance of detailed urban design exercises for each of
the urban precincts, having concentrations of built forms and
plots with varying sizes and shapes.

6

3
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R

surveys by a group of Sushant students reveal that almost 5060% of the road length of the MG Road from Sikandarpur to
IFFCO Chowk is not pedestrian friendly and in most places,
does not even have proper footpath.
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Urban Form of M.G. Road in 2000

Isolated Urbanism - too many Gated Enclaves: MG Road, 2000

Mapping Of Building Types: MG Road, 2000
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Edge Cities (Soja. E, 2002)
“The restructuring of urban form, in combination with
mass movements against increasing taxes and for
smaller government, is creating a new round of fiscal
crises in post suburbia, leading to an increasing number
of the constellation of local governments that comprise
the postmetropolis to the edge of bankruptcy, and
beyond… But the crises that are affecting the off-theedge cities are even deeper and more difficult to
address.”
– Edward Soja, on Postmetropolis

These observations by Edward Soja seem quite fitting with
respect to the coming up of Gurgaon over the years and
especially, due to ongoing 'Sealing Drive' in Delhi, Gurgaon, a
long-time 'favourite' destination for the corporate, is now
becoming a 'desperate' address for the service sectors. That
creates more pressure on infrastructure, increases the real
estate price and restructures the business processes and
strategies. Edge Cities, a concept advocated by Joel Garreau
in 1991, views that the restructuring of urban form emphasizes
not just the increasingly poly-centric nature of the postmetropolitan city-scape, but revolves specifically around its
most visible landmarks. The shopping mall and office-centred
developments. In the case of Gurgaon, that seems quite
relevant.

Landscape Ecology (Talen. E, 2006)
In order to look for creating diverse places, one may require to
look beyond the 'unit mix' and the 'mix use'. One possible
source of ideas, may be 'Landscape Ecology', “a field devoted
to exploring the connections between landscape design and
ecological health” (Talen. E, 2006, p.4). Since ecological
health is often a matter of sustaining plant and animal
diversity, it may also be useful for evaluating the design for
diverse human habitat and considers patches/ edges/
boundaries/ corridors/ networks as possible tools for urban
reading and design, especially in the context of proximity of
diverse socio-economic groups, urban form, land use, as they
exist in Gurgaon. Planners may take a clue from this notion to
be able to instill unique requirements of diverse urbanity.
Recently, there are works done in this aspect and one would
like to introspect into this line of discourse in the future.

Notes:
All factual information, photographs and drawings (unless
mentioned otherwise) are taken from:
A. Unpublished Report on Urban Studies of Gurgaon, done
as a part of the Urban Housing Studio 2005 at Sushant
School of Art & Architecture, under the faculty supervision
of Suptendu P. Biswas, Vishal Aggarwal, Ashish Bhalla
and Ashish Choudhury.

Stage 1: Texture of the Field

Stage 3: Overlaying urban texture into the field

Stage 2: Irregular land parcels and plots

Stag 4: Urban texture completed
Source of Images: www.gooleearth.com
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B.

From Unpublished Compilation of Research &
Documentation of The Urban Landscape of MehrauliGurgaon Road within Gurgaon, conducted as a part of the
Urban Design Studio 2000 at Sushant School of Art &
Architecture under the faculty supervision of Avtar Singh,
Suptendu P. Biswas, Ashish Bhalla and Manu Gupta.
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