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I. Introduction
Extensive urbanization and industrial growth have resulted 
increase in Gurgaon’s population in thelast 10 years. The growth 
could have been because of the migration of people from Delhi 
due to availability of affordable housing in the city in comparison 
to the national capital. There has also been a significant migration 
of working population from the nearby districts because of job 
opportunities that Gurgaon offers.
When Gurgaon started coming up, the Haryana government 
attracted massive investment from foreign companies and 
developers, both of whom saw great potential in land that was 
close enough to the capital, but not so close that it would be part 
of its crowded dinginess and rising real estate.
As one would expect, the builders and retailers are still optimistic. 
It was inevitable, due to factors such as the change in government 
and even the season. Right now, weak investors are getting panicky 
and pulling out; as soon as these filter out, the market will rise 
again and prices will stabilize. Unrealistic highs have become 
stagnant. Now we’re seeing the real investors, people who will 
actually move in to these flats. There’s not as much speculating.
Gurgaon, located about 15 miles south of the national capital, New 
Delhi, would seem to have everything, except consider what it does 
not have: a functioning citywide sewer or drainage system; reliable 
electricity or water; and public sidewalks, adequate parking, decent 
roads or any citywide system of public transportation. Garbage 
is still regularly tossed in empty lots by the side of the road.The 
ongoing water and power crises in the rural as well as urban 
areas are soon reaching a flashpoint, jolting the civic agencies and 
turning into a law and order problem in Gurgaon district.
Trading is one of the reasons for the rise in prices. Many builders 
have stepped in the realty sector and they are buying old houses, 
renovating them and selling them off at a huge profit. Across the 
length and breadth of India, real estate prices are skyrocketing, 
as NRIs and foreign firms fuel the demand of residential and 
business space. Land owners are entering in to collaboration with 
the developers who are capable of obtaining sanction, land use 
conversions and having expertise in constructions [1-2].

II. Real Estate: Opportunities

A. Employment opportunity in Real Estate Sector
Real estate industry is one of the flourishing and dynamic sectors 
in Gurgaon. Actually the real estate sector is the second biggest 
employment generator in India. Real estate business covers 
various activities such as development, appraising and selling 
of buildings. The scope of employment for estate brokers & 
agents are very bright in India. Career in real estate development 
covers various areas such as residential brokerage, commercial 
brokerage, industrial and office brokerage, property management, 
land development, real estate appraising, urban planning, real 
estate counseling and real estate research. Land development is 
one of the most significant specialties in real estate industry. 
The developers use the vacant land to construct the government 
offices, industrial estate, commercial offices, residential townships, 
multiplexes, factories, hotels and restaurants, entertainment centers 
and shopping malls. The residential and commercial brokers help 
the people to sell and buy homes and income-producing properties. 

The urban planners work with local government to anticipate the 
future growth of the city. The main task of real estate counselors 
is to give advice about property. There is a constant need for 
the skilled employees in government agencies and private firms 
related to appraising, developing, merchandising and financing 
the residential, industrial and commercial real estate [3].

B. Foreign Direct Investment (FDI) in Real Estate
The decision to liberalize the FDI norms in the construction sector 
is perhaps the mostsignificant economic policy decision taken by 
the Government of India. Foreign investors are allowed to invest 
only in development of integrated townships and settlements, 
either through a wholly owned subsidiary or through a joint 
venture company in India along with a local partner. However, 
the new guidelinesissued by Ministry of Commerce & Industry, 
have further opened out FDI in townships, housing, built-up 
infrastructure and construction-development projects. Major 
corporations are taking initiative and are wooing international 
players soliciting investments for major projects especially in 
Gurgaon which has unprecedentedly shown exponential growth 
and also acting as catalyst for attraction of FDI [8-10].

III. Real Estate: Challenges

A. Legislative Issues
Over 50 laws are governing various aspects of real estate in 
Gurgaon. Despite the bundle of laws, the situation appears to be 
far from satisfactory and major amendments to existing laws are 
required to make them relevant to modern day requirements.

1. The Central Laws Governing Real Estate

(i). Registration Act, 1908
The purpose of this Act is the conservation of evidence, assurances, 
title, and publication of documents and prevention of fraud. It 
details the formalities for registering an instrument. Instruments 
which it is mandatory to register includeInstruments of gift of 
immovable property and) Other non-testamentary instruments 
which operate to create, declare, assign, limit or extinguish, 
whether in present or in future, any right, title or interest, whether 
vested or contingent, to or in immovable property [4].

(ii). Urban Land (Ceiling and Regulation) Act (ULCRA), 
1976
This legislation fixed a ceiling on the vacant urban land that a 
‘person’ in urban agglomerations can acquire and hold. A person 
is defined to include an individual, afamily, a firm, a company, 
or an association or body of individuals, whether incorporatedor 
not. This ceiling limit ranges from 500-2,000 square meters (sq. 
m). The Act provides for appropriate documents to show that the 
provisions of this Act are not attracted or should be produced to 
the Registering officer before registering instruments compulsorily 
registerable under the Registration Act. This legislation was 
repealed by the Centre in 1999. The Repeal Act, however, shall 
not affect the vesting of the vacant land, which has already been 
taken possession by the State Government or any person duly 
authorized by the State Government in this regard under the 
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provisions of ULCRA [5].

(iii). Land Acquisition Act, 1894
This Act authorizes governments to acquire land for public 
purposes such as planned development, provisions for town or 
rural planning, provision for residential purpose to the poor or 
landless and for carrying out any education, housing or health 
scheme of the Government. In its present form, the Act hinders 
speedy acquisition of land at reasonable prices, resulting in cost 
overruns [7].

B. State Laws Governing Real Estate

1. FAR or FSI, Ground Coverage and Height Regula-
tions
Haryana has its own set of laws, which govern planned 
development, rules for construction and floor-area-ratio (FAR) or 
floor space- index (FSI) and formation of Group housing, societies 
and condominiums, Commercials, IT/ITES buildings and also for 
Plotted developments.

2. Stamp Duty
With stamp duty rates of 13 per cent in Delhi, 14.5 per cent in 
Uttar Pradesh and 12.5 per cent in Haryana which is lowest 
among three has perhaps one of the highest levels of stamp duty. 
Most of the methods to avoid registration are basically to avoid 
payment of high stamp duty fallout of high stamp duty rates is 
the understatement of the proceeds of a sale. This is also linked 
to payment of income tax and capital gains tax. When registration 
has not been affected, a transfer is not deemed to have taken 
place and hence capital gains tax can be totally avoided. Thus, the 
present provisions in various laws and their poor implementation 
have led to a situation where there is considerable financial loss 
to the exchequer on account of understatement of sale proceeds, 
no registration and consequent non-payment of stamp duty and 
avoidance of capital gains tax.

3. Urban Land Monopoly
The model of the Haryana Urban Development Authority (HUDA) 
under which a number of integrated cities havebeen developed 
through public-private partnership Gurgaon has emerged as the 
most successful of these, with the country’s largest private sector 
integrated township DLF City being established there [6]. 

4. Conversion of Rural Land to Urban Use
Conversion of rural land at market prices should be completely 
de-controlled and left to the market. At present, in Delhi, historical 
village land situated within the city limits cannot be converted to 
develop urban colonies. The presence of ‘urbanized villages’ in 
the middle of the capital city is an anachronism and a testament 
to bad policy. The curbs on the expansion of urban limits into 
surrounding village areas should be removed.

5. Municipal Laws, Rules & Procedures
Most urban and municipal laws and regulations in India date back 
to half a century if not more. There is a need to thoroughly review 
and modernize them in the light of the latest developments in 
urban infrastructure, transport, pollution control etc. A committee 
of eminent persons from the concerned fields should be set up to 
draw up a model municipal law. Such a law must make provision 
for private investment in and supply of all public utilities and 
services. It must ensure that the municipal authority focuses its 

attention on data gathering, analysis, planning, organization and 
monitoring. In other words, the government should play the role 
of the facilitator more than that of the provider.

6. Zoning Rules
In an ever-changing urban scene Gurgaon, the zoning regulations 
are in a constant state of flux with no systemic reviews or updating 
taking place. There is need to establish a regulatory commission 
to continuously review the zone shifts and activity shifts as 
demographic patterns change in urban areas. Most of the provisions 
made for in the Plan were not realized on the ground. Space made 
available for housing, retail, commercial offices, service industry, 
smallscale industry, as well as for educational, social and cultural 
institutions was far below the provisions made in the Master Plan. 
The implementation agencynotified and acquired all the land 
required for the future growth of the city, but failed to develop it 
on a scale and at a speed sufficient to meet actual need. 

7. Approval Procedures
Another serious malaise affecting investment in the real estate 
sector and housing development is the tardy process of planning 
approvals. A system of deemed approvals for all planning 
permissions by registered architects operating on the basis of self-
regulation much like chartered accountants do, would enormously 
speed up the entire plan approval process. This will ensure that far 
larger quantum of housing stock is supplied every year, at more 
reasonable prices than is the case presently.
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